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MASTER PLAN AMENDMENT #2006-0002

Planning Commission Meeting
June 6, 2006

ISSUE: Consideration of a series of amendments to the Eisenhower East Small Area
Plan related to specific blocks, including increases to floor area, density,
height, site area, principal use, ground floor retail, labels on various blocks
and urban squares, street layout, and changes to make the plan consistent with
the Eisenhower East Design Guidelines, the approved Hoffman CDD
Concept Plan #2005-0002, and various density bonus and transfer provisions.

LOCATION: Area within the boundaries of the Eisenhower East Small Area Plan, bounded
generally by Duke Street, Holland Lane, Telegraph Road, and the southern
boundary of the city.

STAFF: Department of Planning and Zoning

PLANNING COMMISSION ACTION, JUNE 6, 2006: On a motion by Ms. Fossum, seconded
by Mr. Komoroske, the Planning Commission voted to recommend approval and adopt the resolution
for MPA 2006-0002, subject to compliance with all applicable codes, ordinances and staff
recommendations. The motion carried on a vote of 6 to 0; Mr. Dunn was absent.

Reason: The Planning Commission agreed with the staff analysis.

Speakers:

Mr. Jonathan Rak, representing the Alexandria Sanitation Authority, remarked that the Authority had
no objection to deleting a footnote from Figure 4-10 of the Small Area Plan as earlier requested by

a property owner. However, Mr. Rak noted that the Authority continues to have a need to expand
its facilities.

Ms. Ellen Pickering spoke concerning the open space formula (Docket Item #11B) and the Master
Plan Amendment. In regard to the Master Plan Amendment, Ms. Pickering stated that Hooffs Run
Dr. should not be classified as a ‘C’ street as indicated on the Carlyle Block P special use permit.

STAFF RECOMMENDATION: Staff recommends that the Planning Commission adopt the
following amendments to the Eisenhower East Small Area Plan.



MPA #2006-0002
EISENHOWER EAST SMALL AREA PLAN - AMENDMENT

L SUMMARY

The Eisenhower East Small Area Plan (EESAP or Plan) was adopted by City Council in April, 2003
as a new chapter to the 1992 Master Plan. The area covered by the EESAP, bounded generally by
Duke Street, Holland Lane, Telegraph Road, and the City’s southern boundary, includes three
Coordinated Development Districts (CDDs) — CDD#1 (Duke Street), CDD#2 (Eisenhower Avenue
Metro), and CDD#11 (South Carlyle). The Plan, along with the CDDs and subsequent Eisenhower
East Design Guidelines (Design Guidelines), seeks to encourage the development of a new transit-
oriented urban neighborhood that includes a balance of jobs, housing, and retail activity, as well as
a substantial variety of open space.

The Plan has created a shared vision among the community, property owners and the City concerning
the future direction of this neighborhood. The Eisenhower East planning effort is now well into the
implementation stage, where the Plan’s overall vision is being realized. The certainty and assurance
of the Plan, coupled with the

pace of development throughout  Eisenhower East Development Pipeline

greater Washington has meant pess
that the neighborhood’s build-out /%
is occurring faster than s
anticipated. The EESAP &
anticipated ultimate build-out
through 2020; today there is
approximately 14 million square )
feet of building space currently 3‘-_._
in the development planning [
process at either the preliminary, |
concept, or final stages within
the Eisenhower East/ Carlyle EX

CDDs. This figure includes the

6.68 million square feet of development approved for the Hoffman Concept Plan, which may take
10 to 15 years to achieve full development.

The primary purpose of this amendment is to ensure that the Eisenhower East Small Area Plan
conforms to the Design Guidelines as approved by Planning Commission. In addition to the Design
Guidelines amendments, there are amendments related to the Hoffman Concept Plan and the ATA
and Marriott proposals.

Specifically, during the course of planning process since the adoption of the Plan, and the review of
the concept plans, DSUPs and related submission in that process, some changes have occurred which
are addressed in this amendment. However, those changes recommended and adopted, as well as
those undergoing current review, have remained consistent with the spirit, intent and goals
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contemplated in the Plan. Most important, the underlying balance of uses and their location, the
provisions for substantial open space in the form of parks and RPA, neighborhood and urban
squares, and the inclusion of a broad median in Eisenhower Avenue, has been maintained or
improved upon through the planning process and this proposed amendment. This update to the
EESAP will ensure that the Plan remains current and relevant.

The specific items to be amended fall into four categories:

1) Eisenhower East Design Guidelines: Guiding principles of development for the area as approved
by the Planning Commission.

2) Hoffman Concept Plan: Plan submitted by the Hoffman Company governing the development of
the Company’s land holdings within the Eisenhower East area.

3) ATA Density Bonus: Proposed development on Blocks 19 and 20 that includes the request for a
bonus increase of height as incentive for the provision of affordable housing.

4) Marriott Transfer of Development Area: Proposed development on Block 16 that includes a
transfer of development area from Block 17.

5) Technical Amendments: Technical and/or minor changes to the Plan and/or Design Guidelines.

The above matters, as well as the other projects currently in the development pipeline, are beneficial
to the Eisenhower East area and in keeping with the tenets of the Small Area Plan;

IL. PROPOSED MASTER PLAN AMENDMENT

As discussed in the Summary above, the proposed master plan amendment will revise several items
(both text and figures) within the Eisenhower East Small Area Plan to bring the Plan into conformity.
It will also bring the Plan up-to-date in light of recent DSUP approvals.

1. Revisions Pertaining to the Eisenhower East Design Guidelines

The Design Guidelines for the Eisenhower East Small Area Plan were approved by Planning
Commission on March 9, 2006, and serve as the guiding principles for the design of the buildings,
streets, and public areas of Eisenhower East. In the course of review, revision and adoption of the
approved Hoffman Concept Plan, certain details of the Design Guidelines were modified over the
preliminary details in the Plan to reflect the actual field conditions brought out during the review of
the Hoffman proposals, most notably along at the Hoffman properties fronting Eisenhower Avenue.
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The following provisions are proposed to bring the Plan into conformity with approved Guidelines
regarding street section measurements:

Page 6-2: (Figure 6-2: Eisenhower Avenue Street Section) Reconfigure street section measurements
(east of Mill Rd.) to conform to measurements shown on page 31 of the approved Design Guidelines.
This modifies the travel lanes’ width from 33 feet to 32 feet and the park median’s width from 30'-
36'to 27'-38".

Page 6-3: (Figure 6-3: Eisenhower Avenue with Park Median) Reconfigure street section
measurements (east of Mill Rd.) to conform to measurements shown on page 31 of the approved
Eisenhower East Design Guidelines. This modifies the travel lanes” width from 33 feet to 32 feet
and the park median’s width from 30'-36' to 27'-38".

In third paragraph, change the interval of street tree spacing from 30 feet to 25 feet to conform to the
measurement on page 32 of the approved Design Guidelines.

Page 6-4: (Figure 6-4: Eisenhower Avenue Street Section) Reconfigure street section measurements
(west of Mill Rd.) to conform to measurements shown on page 30 of the approved Design
Guidelines. This modifies the travel lanes’ width from 33 feet to 32 feet and the median’s width
from 12'-14' to 17'-26'. The bike lane and the sidewalk are shown as a single 22-foot pedestrian
right-of-way to permit maximum flexibility for the future configuration of this space.

Page 6-5: (Figure 6-5: Eisenhower Avenue with Bike Lanes) Reconfigure street section
measurements to conform to measurements (west of Mill Rd.) shown on page 30 of the approved
Design Guidelines. This modifies the travel lanes’ width from 33 feet to 32 feet and the median’s
width from 12'-14'to 17'-26' The bike lane and the sidewalk are shown as a single 22-foot pedestrian
right-of-way to permit maximum flexibility for the future configuration of this space.

Change wording in second paragraph to read: Eisenhower Avenue pedestrian zone will also
accommodate a bike lane. Future bike lane conditions will require City Council approval.

Page 6-7: (Figure 6-7: Typical Street) Delete note pertaining to bike path.

Page 6-8: (Figure 6-8: “A, B, and C” Streets) Reconfigure street layouts and designations to
conform to the illustration shown on page 15 of the approved Design Guidelines.
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2. Revisions Pertaining to Hoffman Concept Plan

As the Commission is well aware, the Commission recommended and the City Council approved
five Stage 1 DSUPs (DSUP #s #2005-0031 through 0035) in February, 2006. These
recommendations and approvals culminated 15 months of review and revision to the Hoffman
concept plan, numerous meetings with the Applicant, work sessions before the Planning Commission
and the City Council, and the revised Hoffman Concept Plan, which accounts for the majority of
revisions within this proposed amendment.

The Concept Plan and Stage 1 DSUPs “includes the same general layout of blocks, approximately
the same amount and mix of uses, parking and building heights as envisioned by the EESAP.” This
approved development plan conforms to the established vision for the area, and the balance of uses
within the area remains consistent with that as approved in the Plan.

The Concept Plan achieves overall consistency with the tenets of the Eisenhower East Small Area
Plan, including a similar mix of uses. Some proposed uses for specific blocks have been transferred
among some of the development blocks, as permitted in the Plan, but the general mix and balance
of uses remains as contemplated in the Plan. As noted at the January work session, the principal
changes between the Small Area Plan and the Hoffman Concept Plan are a transfer of some office
and residential locations, a shifting of the hotel location, the extension of Swamp Fox Road south
of Eisenhower Avenue, and new “internal” streets.

The Hoffman properties in Eisenhower East account for approximately 50% of the total properties
in the Eisenhower East area. For the EESAP to remain the primary long-range planning document
for this section of the City, it is important for it to reflect the approved changes contained within the
approved Hoffman Concept Plan. This proposed amendment updates the Plan to reflect these
approved changes.

The text and graphic revisions pertaining to the Hoffiman Concept Plan are as follows:

Page 4-9: (Figure 4-5: Land Use) Update land uses to reflect the Hoffman Concept Plan and
approved Development Special Use Permit #’s #2005-0031 through 0035, including:

- Change certain uses in Block 5 from Hotel to Residential.
- Change certain uses in Block 8 from Residential to Office.
- Change certain uses in Block 9A from Residential to Hotel.
- Change certain uses in Block 11 from Office to Residential.

Page 4-13: (Figure 4-9: Development Controls CDD 2) Revise Net Site Development Area,

Principal Use and Allowable Gross Floor Area figures to conform to the approved Concept Plan and
Stage 1 DSUPs as follows:
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- Allowable Gross Floor Area - Blocks 2, 3, 4, 5, 8, 9A, 9B, 11 and 12.
- Principal Use - Blocks 5, 8, 9A and 11.

- Ground Floor Retail - Blocks 4, 5, 8, 9A, 9B 11 and 12.

- Net Development Site Area - Eisenhower Station open space.

- Building Height - Block 11.

- Maximum Tower Height - Block 11.

Page 4-14: (Figure 4-10: Development Controls CDD 11) Revise Principal Use and Allowable
Gross Floor Area figures to conform to the approved Concept Plan and Stage 1 DSUPs for the
following blocks:

— Allowable Gross Floor Area - Blocks 24 and 25A...
- Principal Use - Block 25A

- Building Height - Blocks 24 and 25A.

- Maximum Tower Height - Blocks 24 and 25A

Page 5-10: (Figure 5-4: Eisenhower Avenue Metro Station) Reconfigure Metro Station area to
reflect extension of Swamp Fox Road south of Eisenhower Avenue, as per the approved Hoffiman
Concept Plan.

Page 6-8: (Figure 6-8: “A, B, and C” Streets) Reconfigure street layout to reflect extension of
Swamp Fox Road south of Eisenhower Avenue and reconfigured streets in Block 9A and 9B, as per
the approved Hoffman Concept Plan.

3. Revisions Pertaining to ATA Height Bonus

The proposed development at the American Trucking Association (ATA) properties (Blocks 19 and
20) include the request for a bonus increase of height as incentive for the provision of affordable
housing, as per § 7-700 of the Zoning Ordinance. In order to facilitate the provision of affordable
housing, this amendment seeks to increase the Building Height and Maximum Tower Height for
Block 19.

The revisions pertaining this height bonus include:

Page 4-13: (Figure 4-9: Development Controls CDD 2) Block 19: Modify Building Height from 10-
15 stories to 15-25 stories and modify Maximum Tower Height from 220 feet to 250 feet.

Page 6-13: (Figure 6-11: Building Heights) Modify Building Height shown for Block 19 from 10-15
stories to 15-25 stories.
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4. Revisions Pertaining to the Marriott Transfer of Developable Area

The proposed Development Special Use Permit #2005-0011 (Marriott) includes a transfer of
development area to Block 16 (Marriott) from Block 17 (Mill Race). The revision pertaining to this
transfer of development area include:

Page 4-13: (Figure 4-9: Development Controls CDD 2) Revise Figure 4-9 in order to reflect the
transfer of development area to Block 16 (Marriott) from Block 17 (Mill Race). This revision brings
these figures into agreement with the transfer. This transfer will only be effective if Development
Special Use Permit #2005-0011 (Marriott) is approved by City Council.

5. ‘Technical’ Revisions

The final component of this master plan amendment is the inclusion of several textual and graphic
revisions made in the interest of greater accuracy in order to better reflect existing conditions
regarding land ownership, CDD boundaries, and administrative processes. This ‘technical
amendments are aimed at ensuring that the Plan remains accurate and current.

The text and graphic revisions pertaining this general maintenance include:

Page 4-6: (Figure 4-4: Land Ownership and New Rights-of-Way) Change label from “City Land”
to “City Right-of-Way /ASA” to more accurately reflect current ownership.

Page 4-9: (Figure 4-5: Land Use) Change northeast section of Block 26A {Carlyle Block P) from
Residential to Office to reflect a proposed Development Special Use Permit (#2006-0042) if this
Permit is approved by Planning Commission.

Page 4-11: Change wording to reflect that when a primary land use is shifted from one block to
another within the limits of the EESAP, it is not required that both blocks be located within the same
CDD.

Page 4-11: (Figure 4-7: Proposed CDD Boundaries) Change Blocks 25B and 26A [Carlyle Block
P] from CDD #11 to CDD #! to reflect Rezoning #2003-0001 as approved by City Council on
March 15, 2003.

Page 4-13: (Figure 4-9: Development Controls CDD 2) Re-label Hotel Square to North Square.

Page 4-14: (Figure 4-10: Development Controls CDD 11) Change owner of Block 26 from “City
of Alex” to “Alex. Sanitation Authority” to more accurately reflect current ownership.
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Page 4-21: Re-label Hotel Square to North Square to reflect the relocation of the Hotel from Block
5 to Block 9.

Page 4-22: (Figure 4-16: Urban and Neighborhood Squares) Re-label Hotel Square to North
Square.

Page 4-24: Re-label Hotel Square to North Square and change references in text to a hotel.
Page 6-11: Re-label Hotel Square to North Square and change references in text to a hotel.

Page 7-4: (Figure 7-1: Proposed Zoning Changes) Change Blocks 25B and 26A [Carlyle Block P]
from CDD#11 to CDD #1 to reflect Rezoning #2003-0001 as approved by City Council on March
15, 2003.

III. STAFF ANALYSIS

Staff recommends approval of this proposed master plan amendment for the Eisenhower East Small
Area Plan. The Plan’s intent of enabling Alexandria to create a “city within a city” in the
Eisenhower Valley depends on solidly maintaining the intent of the Eisenhower East Small Area
Plan’s overall framework. This amendment remains true to that intent.

This master plan amendment amends the details of several graphics and text items within the Plan
in order to achieve greater accuracy and currency, and to conform the Plan to the recently adopted
Design Guidelines, to approved plans, plans pending approval, and other actions pertaining to the
development of Eisenhower East area properties according to the tenets of the Plan.

The overall development guidance within the Plan remains unaltered — the intent is to ensure high
quality development, public improvements, and development framework through a mix and
proportion of uses that will best serve the existing and emerging neighborhood. This proposed
amendment will help continue to achieve a balanced mix of commercial, residential, and retail uses,

consistent with the Master Plan, in order to create a cohesive, pedestrian-friendly, transit-oriented
environment for Eisenhower East.

STAFF: Eileen Fogarty, Director, Department of Planning and Zoning;
Jeffrey Farner, Chief, Development;
Eric Forman, Urban Planner.

Attachments:

1 — Eisenhower East Small Area Plan, including all text and graphic revisions.
2 — Resolution.
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considered a suburb of the urban areas of
Alexandria, especially Old Town. The development
pattern consisted of large, suburban-style
buildings suounded by parking or parking
provided in large free-standing parking garages—
atypicol development pattern found in suburban
America.

The vision for Eisenhower East is for a dynamic
urban mixed-use community within the City of
Alexandria. The intent is to create a frue “urban
village,” which focuses on encouraging
alternatives to the automobile fo create a quality
Alexandria neighborhood incorporating living,
working, shopping, and entertainment. The key o
creating a vibrant urban center is maximizing the
potential of the existing Eisenhower Avenue Mefro
station. The Eisenhower East Plan calls for the
extension of the existing Metro station platform
northward over Eisenhower Avenue fo provide a
direct pedestrian conneciion from the existing
station locofion to the north side of Eisenhower
Avenue,

The Plan maximizes the use of the station and the
Metro system by enhancing the pedestrian access
to the station, providing coordinated shuttle transit
service, facilitating connections to Metro with the
city-wide DASH transit system, providing a mix of
land uses to extend the active hours and days of
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Figure 4-1 Existing Street System

4.2 Eisenhower East Small Area Plan

April 2003

Alexandria, Virginio
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use, and encouraging greater ridership through
incentives provided by a transportation
management district.

EiSENHOWER AVENUE

The Eisenhower East Plan calls for Eisenhower
Avenue fo become a major urban boulevard.
The vision is for a proud, landscaped urban
boulevard with wide landscaped sidewalks and a
thirty-foot-wide landscaped median. (See Figure
4.3, View West Along Eisenhower Avenue on the
following page.) The road section will
accommodate three lanes of raffic in each
direction with the curb lanes accommodating
pardllel porking. (See the Transportation chapfer
for further discussion of on-sireet parking.}

))

Single left-turn harbors and pedesirian crossings
with special paving are provided at each break in
the median; however, sufficient width exists in the
median fo provide two left tum lanes from
Eisenhower Avenue to Mill Road and the Capital
Betiway ramps if the oltemaitive Elizabeth Lane
extension is not constructed (see later
discussion). The intent is to creote a beautiful
urban boulevard where the pedesirian will feel

equally athome with the vehicles.

Eisenhower Avenue (See Figure 4-2, New Street
Pottern) accommodates both locat and through-
city iraffic. The new boulevard will distribute
through-city raffic from the Capital Beltway via

Alexandria, Virginia April 2003 Eisenhower East Small Area Plan 4.3
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new express ramps. These new ramps, which
land on the extension of Mill Road, wilt provide
ingress and egress from the express lanes that
serve Maryland and Washington, DC origins and
destinations on the east side of the river, Afuture
ramp is also projected at Stovall Street from the
Capital Beltway to serve Alexandria and the
Eisenhower Valley area.

THE URBAN STREET GriD

The Eisenhower East Plan extends the urban street
grid concept of roadways and sidewalks
esiablished in Caryle through the balance of the
area (See Figure 4-2). The urban roadway grid
establishes development blocks approximating the
size of those found in the original plan for Carlyle
and Old Town. Eary in the planning process,
many concems were raised about the ability for
Eisenhower Avenue to carry the projected through
ond local traffic as a stand alone arterial.

Strategies were explored for reducing the number
of vehicle trips and facilitafing the movement of
vehicles, Establishing an interconnected urban
grid of streefs was considered paramount for
mitigafing potential impacts and managing iraffic
in Eisenhower East.

The blocks created with the grid network establish
the framework for a quality sireet environment,
which in turn creates a handsome landscaped
pedesirian sireetscape with retail frontoge where
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Figure4-3 View West Along Eisenhower Avenue

4.4 Eisenhower East Small Area Plan

Apnil 2003 Alexandria, Virginia
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appropriate. The infentis to pattem the
streetscape after the primary streets in Old Town.
The streets will have generous sidewalks paved
with brick, pedestrian scaled street fumiture, and
classic street lighting.

The grid pattern of streets establishes east-west
ond north-south circulation. The east-west sireets
within the grid supplement Eisenhower Avenue in
peak hours when greater capacity is needed. The
sireet grid provides altemative routes and provides
supplemental locations fo accommodate tuming
movements that slow traffic flow in peak hour
conditions. »

The Grid Pattern West of Mill Road

The Eisenhower East Plan calls for three primary
east-west sireets in the western portion of the
study area. Mill Road from its infersection with
Jamieson Street turns westward and follows along
the northem boundary of the Hoffman property
and under Telegraph Road, with altemative
connections back o Eisenhower Avenue and to
Telegroph Road. The existing private Grist Mill
Road that exists on the south side of the AMC
theater complexis extended eastward under the
Metro tracks and through the recently approved
Mill Roce development fo Mill Road.

On the south edge of the Hofiman parcel, o new
southern boundary road connecis through the
ATA property to Mill Road on the east and extends
to the west across Stovall Street (orin the future

L AND U S E A

under the Stovall ramps) and then tums
northward and passes under Eisenhower Avenue
where itis known as Taylor Drive whichends ina
cul-de-sac.

Akey component of the grid is the northward
extension of Swamp Fox Road which lies between
the Hoffman One office building and the AMC
theater building. This streetis curently closed to
through vehicular fraffic to meet Depariment of
Defense (DOD) security requirements that require
vehicle “stand-off” distances from DOD-occupied
buildings.

The intent of the Plan is fo “harden” the east end
of the Hoffman One building, which would obviate
the need for a standoff setback along Swamp Fox
Road. Swamp Foxwould then be extended
northward, around a small park that visually
terminates Swamp Fox, to meet Mill Road atthe
north end of the Hoffman properties. Also key fo
completing the grid is Mandeville Lane that lies on
the north side of the Hoffman One Building.

To provide security setbacks for the Hoffman One
building, the existing roadway is offset o the
north, providing the required standoff distance
from the roadway to the building. The street s
then extended eastward fo intersect with Mill Road.
The space created by the standoff distance is in-
filled by retail ot street level.,

The Grid Pattern East of Mill Road

North of Eisenhower Avenue the grid is

D CIRCULATI ON

established by the roadway patiem of Carlyle. An
extension of Elizabeth Lane southward to Mill
Road is proposed fo add capacity for left hand
tums from Eisenhower Avenue to Mill Road, and
conversely, right lurns from Mill Road to
Eisenhower Avenue.

South of Eisenhower Avenue, Hooff's Run Drive
is vacated and replaced by the extension of John
Carlyle Street southward, ferminating in South
Carlyle Square and connecting around the square
to o new roadway, Park Road — that generally runs
east and west—and parallels a resource
protection area and new park. Dulany Street is
also extended from Eisenhower Avenue to the
park, and provides a visual extension of Dulany
Gordens within the PTO complex o the new park
along Mill Run. Additional east-west and north-
south sireets are created south of Eisenhower
Avenue to establish circulation and access, as
well as, reasonable development blocks.

The land in the southeast comer of the
Eisenhower East Study Area is owned by five
private parties and the City. The City will
coordinate with the property owners fo ensure
appropridate rights-of-way for the new roadway
pattern. The locations of the new roads have been
established fo facilitate equitable land trades that
will create new rights-of-way to accomplish the
new street pattern (see Figure 4-4, Land
Ownership and New Rights-of-Way.)

Alexandria, Virginia

Apit 2003

Eisenhower East Small Area Plan 4.5
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LAND UsE ELEMENT

Land Use/Circulation Strategy

To accomplish the vision for Eisenhower East as a
dynamic urban community within the City of
Alexandria, the Eisenhower East Plan creates a frue
mixed-use neighborhood with a balance between
jobs and housing at a density that will support and
be served by a multi-modal transit system.

Retoil and service commercdial fadilities are added to
the land-use mix fo ensure the presence of support
facilifies and to establish a pedestrian-friendly
neighborhood that is aclive and vital 16 hours a day/
7 days perweek. Anintegrated system of pedestrian
streetscapes, squares, plazos, and open space/parks
provide a necklace of green throughout the area and
green “urban jewels” fo enrich the lives of the
residents, workers and shoppers.

Key also to creating a quality living and working
environment is the need to reduce the amount of
traffic thot potentially could be developed in the
area given the existing zoning and the need to
accommodate unrelated through iraffic. Aseries
of traffic mitigation strategies were analyzed, and it
was determined that within the Eisenhower East
study areo, the Plan could reduce the negafive
impacts of traffic and enhance the quality of life
through seven key strafegies:
*  Create an urban grid of inferconnecied steets;
*  Concentrate the greatest development density
within 1500 feet of the Metro stafion;
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*  Achieve a balance between jobs and housing
commensurate with the ability fo maintaining
appropriate revenues fo serve the needs of
the City and the neighborhood;

*  Provide a modest reduction in development
infensity;

*  Creak a pedestian-fiendly community with
refoil/commercial services and enteriinmentthat
obviates the need for short intemal frips and
extends the adiivily of the neighborhood overa
16 hour per day /seven day perweek period;

*  Optimize the amount of joint use parking and
minimize the overall amount of parking; and

*  Maximize the use of the tronsit facilities by
implementing a district wide Transportation
Managerment Program.

The following outlines how the Plan responds to
the seven strategies.

Urban Roadway Grid Strategy

The urban grid, outlined above, creates the
framework of development blocks for the location
of land uses within Eisenhower East. The grid
substantially reduces traffic congestion by
providing altemafive routes and tuming opfions,
and in addition, creates a sense of “openness”
throughout the neighborhood. The grid provides
connectivity and creates pedestrian options, and
provides opportunities for vistas, landmarks, and
visual corridors forimportant buildings. The new
block pattem enhances the development potential
by providing “development ready” sites of a size
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appropriate for new urban development.
Lostly, the secondary streets provide for the
location of service entries and ingress and
egress from parking structures.

Land Use Location Strategy

The Eisenhower East Plan capitalizes upon the
public investment in the Eisenhower Avenue
Metro Station and the potential to create a tronsit
village ata development intensity that would not
be able to be attained within a community served
only by the automobile. A number of studies
have shown that office and residential uses within
o tight perimeter of major fransit stations generate
significant increases in transit use, The studies
show that a significant percentage of the daily
office trips within 1500 feet of a major fransit
stotion are by fransit. The use of the automobile
is diminished, resulting in a reduction in the need
for street capacity and parking. Similar studies
have shown that residential uses within the 1500-
foot radius — and indeed further - provide heavy
ufilization of transit. Residential uses doseto a
transit stafion are valued at least 15% more thana
similar residential unitin a non-transit location.
An added benefitis that the residential uses near o
transit stafion use the fransit for a longer period of
the day (as opposed to heavy use only in the
peak hour for office use) and during all seven
days ofthe week. The Eisenhower East Plan
locates the highest office and residential densities
within a 1 500-foot radius of the Eisenhower Avenue
Metro Station. In fact, of all of the planned new
development, 73% of the office area, 66% of the

D CIlRCULATI ON

residential and 82% of the retail/
entertainment uses are located within 1500
feet of the Metro.

Land Use Balance Strategy

To create o dynamic day and nighttime community,
the Eisenhower East Plan calls for a balance of
office, residential, hotel, and retall/enteriainment
uses. Traffic studies early in the planning process
indicated that the balance of residential and office
use {sometimes known as the jobs/housing
balance) has more effect upon troffic impadts than
otherfactors such as location of uses or reduction
in the infensity of the overall development. Based
upon these studies, the Eisenhower East Plan calls
for providing residential accommodations for
approximately one residentfor every two jobs.
Assuming an average of 3.5to 3.75 employees for
each 1,000 SF of office and 1.8 10 2.0 residents
foreach 1,000 GSF of residential development, an
equal balance between the area of office and
residential results in approximately two jobs for
every resident; therefore, the Plan calls for the
distribution of the gross square feet of new
residential and office uses on 0 50/50 basis. This
balance is consistent with the goal of reducing frip
generation and iraffic, developmenteconomics and
economic benefitto the Ciy.

Land Use Intensity

In addition to the requirements fo balance the land
uses between office and residential, it was
determined through the planning process that to
achieve the desired reduction in troffic impacts,

Alexandria, Virginia

Apiil 2003

Eisenhower East Small Areq Plan 4.7



9l

L AND U S E A N D

some modest reduction in overall
development intensity (from existing
maximum zoning) should be incorporated
into the Plan.

Several altematives were considered. The most
straightforward and equitable approach found was
1o base the allowable building floor areas on
gross square feet rather than net square feet. This
Plan requirement, in addition to creating a modest
reduction in allowable area and providing meore
cerfainty in the actual size of buildings, will result
in better buildings because the incentive o
construct occupiable floor area with ceilings

heights less than 7’6" would be eliminated.

Retail/Commercial Strategy

The Eisenhower East Plan incorporates a regional
serving refail/enteriainment complexand a
neighborhood serving area to provide for the
needs of the workforce and residents of
Eisenhower East. These facilities provide the
necessary refail, restaurant, enterfainment, and

C
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the use of transit and limit the number of
single occupancy vehicles on the street.
Transit Strategy

The Plan includes the formation of a district-
wide Transportation Management Program
(TMP) to ensure a coordinated program of
policies and incentives to maximize the
utilization of the existing and proposed
transit infrastructure in the area.

Impact of the Seven Traffic-

Reducing Strategies

Each of the seven key strategies are carefully
infegrated into the land use and circulation
aspects of the Plan. The synergy gained through
infegrating the seven strategies into one plan
resulis in substantial improvements in the traffic
performance. in January of 2003, Wilbur Smith
compared the AM and PM peaks traffic flows on
Eisenhower Avenue under the Eisenhower East
Plan with their earlier study that had determined
the traffic flows for maximum development under
the current zoning.

The results of this analysis indicated that the
Eisenhower East Plan will have 25% fewer
trips in the PM pecak hour than the build out
scenario under the current zoning and 29%
fewer trips in the AM peak hour. The overall
reduction in average daily traffic (ADT) was
17%. Perhaps of more importance is that
the projected performance of the major
intersections under the Plan performed
extremely well. Below is the projected level
of 2020 Build-out Peak Hour Levels of
Service ot mojor intersections located within the
Eisenhower East study area. (See Table 4-1.)

The comprehensive traffic analysis also showed
improvement 1o the level of performance for
infersections located outside of the study areq,
induding:

AM Peck Hour:

*»  Duke Street & Taylor Run Parkway: Level Cio B

»  Duke Street & Diagonal Road:* Level F to
E

s Duke Street & Holland Lane:* Level F to E

service facilities o lessen the need for trips

between Eisenhower East and other areas of the AM Peak | PM Peak

City to fulfill daily needs. A variety of restaurants - ]

and services will result in office workers remaining Eisenhower and il Road LevelB | LevelC

within the neighborhood during the workday. Eisenhower and Stovall Street LevelD | LevelC

Parking Strategy Eisenhower and Swamp Fox Road LevelB | LevelD

The Eisenhower East Plan parking strofegy {see )

discussion below) optimizes the parking for each of Eisenhower and John Carlyle Street LevelB | LevelC |1 p) 4.9 Projected 2020 Build-out
the uses within the planning area and establishes a Eisenhower and Hotland Lane LevelA | LevelA Peak Hour Levels of Service
limitertion on the amount of parking fo encourage

4.8 Eisenhower East Small Area Plan Apnil 2003 Alexandria, Virginia
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Figure4-5 Lond Use

* FEisenhower Avenve and Mill Road
Extended:* Level F to B

PM Peak Hour:

*  Duke Street & Taylor Run Parkway: Leve!
FioD

*  Eisenhower Avenue and Mill Road Extended.: *
Llevel Fto C

{*Without the Plan, these infersections are projected to

operate ot failing levels.}

While traffic reductions resulting from the
Plan occurred at the other Duke Street
intersections, at Callahan Drive, John

Carlyle Street, and Reinker’s Lane, these
interseclions continue to operate at over-
capacity in the 2020 Buildout Year.

The traffic analysis explored potential
impacts {using ADTs} to the local
neighborhoods north of Duke Sireet. This
evaluation included the six streets west of
Telegraph Road (Taylor Run Parkway,
Cambridge Road, Yale Drive, Quaker Lane,
Fort Williams Parkway, and Janneys Lane)
and two streets east of Telegraph (Russelt
Road and Eisenhower Avenue). All showed
a reduction in the amount of traffic

D CiIRCULATI ON

generated from Eisenhower East under the
Plan. Overall, projected traffic reductions
(in ADTs) of 17-18% are anticipated along
these streets with the implementation of the
seven strategies integral to the Plan.

Land Use Concept

Land Use and Development Allocations
Figure 4-5, Land Use, indicates the location of the
primary uses on each block. The Land Use Pian
and the following Development Controls (that will
be incorporated info the revised and new CDD
zones) indicate the intended primary land use of
the block, required location for ground level retail,
the allowable gross building square footage for
the block, the maximum height of the building
base, and the suggested locafions and maximum
height of tower buildings.

While the Land Use Plan indicates the “primary”
use for the block, the Plan encourages a mix of
uses on each block and includes provision for the
transfer of the primory use from one block fo
another within an individual CDD. The optimum
location of land uses was established following an
analysis of the proximity to the Metro, proximity to
major roadways, adjacency o parks and open
space, distance from noise, and other
environmental hazards.

The allowable gross development for each block
was determined following an analysis of the
maximum square footage allowed with all
incentives taken info consideration

Alexandria, Virginia
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areas) under current zoning, a factor for
above grade parking, the ability of the site
to accommodate the development, the
distance to transit, the appropriateness for
large or tall buildings and the balance
between the land uses. The Plan is predicated
on modifying the King Street/Eisenhower
Avenue Metro Station Small Area Plan to incorporate
the provisions of the new Eisenhower East Plan.

The Plan recommends modification to the
boundaries of the exisfing CDD 1 and CDD 2
zones and the creation of a new CDD 11 1o
incorporate the land south of Eisenhower Avenue
and east of Mill Road. Design Guidelines for each
block to achieve the vision of a quality urban
neighborhood will be developed by the
Department of Planning and Zoning and adopted
by the Planning Commission.

Figure 4-6, Existing Zoning Boundaries, indicates
the location of the existing zoning in the planning
area and Figure 4-7, Proposed COD Boundaries,
indicates the properties to be included within the
CDDs under the Plan, including the revisions to
CDD 2 and the location of the new CDD 11. The
zoning of the properties located outside the
proposed CDD boundaries will retain their existing
zoning under the Plan. The Plan recommends the
location of the principal land use using @ block-
by-block approach that is based on the
desired and appropriate location to achieve
the vision and objectives for the Eisenhower
East communily. It is important to maintain
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a balance of the new residential and office
uses fo sustain the retail uses and the
overall livability of the neighborhood, in
addition to the traffic reductions that come
from a balanced distribution of the office
and residential uses. Maintenance of a
50% office/50% residential balance is
desirable.

However, market conditions will likely affect
the timing of new construction, and flexibility
is incorporated within the Plan to shift the
principal land use from one block to another.
Change in the primary use of the property
(e.g., from residential fo office or vice versa)
may be permitted during the development
approval process, provided that the overall
50/50 balance is maintained, a receiving
site is defined and accepted, and the change
is consistent with the principles and intent of
the Plan.

Achange of use that results in the fransfer of an
equal amount of square footage fromone parcel o
another may be done administratively. Achange
that increases the amount of building area on o
parcel shall be made as an amendment ko the
Master Plan.

Figure 4-8, Block Numbers, indicates the block
designations used in the Pian, Figures4-9 and 4.
10, DevelopmentConfrols forCDDs 2and 11,
outline the primary use, the allowable gross square
footage (AGSF), the maximum building
height, retail area, and the other general

Alexandria, Virginia April 2003
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development controls for each of the
undeveloped or partially developed blocks
within each proposed CDD.,

The allowable gross floor area for each block
includes a factor o accommodate the above-grade
parking that cannot be incorporated in two levels of

underground parking. The methodology for
coleulating the AGSF is outlined in Parking
Strategy.

Retail Centers

The City commissioned a market study by o
national real estate economist to assess the
potential for retail within the Eisenhower
East study area (see discussion above - Redl
Estate Market Context}. The results of the
study indicate that, given the proposed
scale and development intensity of
Eisenhower East, the central location of the
Metro and the potential for a regional draw
with the existing and potential entertainment
venues, there is a market for o regional serving
refail/entertainment center focused on the Metro and
contained within the Hoffman Town Center,
as well as a neighborhood serving
convenience retoil center at the east end of
the study area south of Eisenhower Avenue
and located on the extension of John
Carlyle Street.
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Property Block | Net Development | Principal Use| Allowable Gross | Bullding Height | Maximum Tower | Ground Floor
Name/Owner Site Area® Fioor Area {Storles) Height {in feet) Retail**
Holiday inn 1 179, 119] Hotel; 101,000 10-15, 150)
Hoffman 2 168,400 Qffice 454,452 10-15 210
West Side Gardens 34,800] Open Space
Hoffman 98, 700! Office| 290,367 10-13) 210]
Hoffman 4 59, 700, Office, 585,078 10-15 120 36,950
Hoffman 5 56,400 Resident!al] 329,841 10-15 220 24,050
North Square 10,900] Open Space
Hoffman ) 195,210 Office 1,036,000, 10-15 150 33,500,
Hew Retail 6 - Retail 50,000 1.1 20-40, 50,000
fHoffman 7 105,800 Retail 25,000 1-2| 20-40, 25,000
Existing Cinerna 7 - Retail 136,0001 136,000
Hoffman 8 59,200 Office, 492, 430, 20-25 2! 31,000,
Hoffman 9A 82,500 Hotel 551,206 15-20, 220 0
Hoffman 9B 74,100 Office 863,142 20-25 250] 30,000
Elsephower Station 98 21,200] Open Space
Metro 10 9,700] Retail 8,000 1-2) 20-40 8,000
Hoffman 1 66,600  Residential 626,456 15-25 250) 50,000
Hoffman 12 48,300  Residential 545,762 15-25 250) 15,000
Mill Race 13 59,260 Residential 490,000 15-25 250 12,000
Hoffman 14 109,400 Retall| 18,000 1-2 20-40 18,000
Approved Parking 14 100
Andrews 16 20,822 Hotel 127,000 10-15 150
Mill Race 17 77,540 Office 406,000 15-25 200 4,000
Mill Race 18 76,700]  Residential 525,000 15-25 220 14,000
ATA 19 57,800 Residential 395,000/ 15-25 245
RPA/Park 19 55,000 Open Space
ATA 0 77,100 Qifice 585,000 10-15 200
Simpson, Phase 1 23 60,100 Office| 98,000 10-15 200
Simpsan, Phase 2 PE) 52, 400] Office 304,000 10-15| 200
x;; development site area does ot reflect surveyed information and Is based on best availabie information, This site area may be adjusted in the actual creation of
areas,
**Reflects desired location and amounts. Accessory retail may be provided on sites not noted for retail.
Figure 4-9 Development Controls CDD 2
April 2003 Eisenhower East Small Area Plan 4-13
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Figure 4-11 indicates the primary Net Development | Principal | Aliowable Gross| Building Height | Maximum Tower | Ground Floor
concentrations of retail/enfertainment uses Name/Owner_|Block] ke areat Use Floor Area (Storles) | Helght inFeet) | Retall
and the general street frontages where Park p] 116,000( Open Space
d floor retail )
groun r retail must be located Hoffman 2 61,1000  Office 176,007, 10-15 200
The Plan envisions refail/enfertainment uses as an Hoffman 24 48,200] Residential 224,920 10-15 200
integral part of the development of Eisenhower 5o, Doy
East. Theintentis to create carefully planned Gardens 15,300] Open Space
retail centers integrated info the other uses fo Hoffman 254 60,400 Residentiat 175,840 10-15 200
create the desired vibrant mixed-use community. 72000
Cartyle 258 66,800,  Office 204,000, 10-15 200 '
IE;EELTS:HZ*TSOE“T:': r"::‘d:::sl gﬁesive Carlyle Block P 26 92,600,  Office 411,000 10-15 200 34,000
: EC r

urban retail environment, rather than just mbfiat;ﬂation 26 41,000 Residential 124,000 48 100
accommodating retail in the ground floor of oo Cartvie s oo Soac
buildings along street frontages. Several - arle >atare pen Space

Q> quadlity retail environments have recently Alex Mini-Storage | 27 73,300| Residentiat 350,000 48 100

%y been constructed in the Washington, DC
Meiro areq, and Clarendon, Bethesdo, and Yirgina Concrete 28 63,600] Residential; 282,000 4-8 100
Silver Spring. These mgpdels can serve as Hooff-Fagelson 29 55,500 Residentlat: 170,000 48 100
examples of quality planned retail
environmentsl HoofI'-FageIson 30 114,000 Office* 512,000 10-15 200
Hoffman Town Center Figure4-10 Development Conirols CDD 11
The Eisenhower East Plan includes a mojor retail *Public utilty use may be permiited pursuantfo the
enteriainment center as an integral part of the provisions ofthe underying OCM (100) zone, fthe
Hoffman Town Center. To achieve the maximum Alexandri ?ﬂ’:““";"a?;mom acqires the property for
synergy between the entertainment and Sxpansion ctiheiriacies.
retail facilities ond the office and residential
uses, the Plan envisions the City working
closely with the property owner to create o
detailed plan and implementation strategy
for a retail center stretching from the Metro
station and Metro Square northward along
4-14 Eisenhower East Small Area Plan April 2003 Alexandrio, Virginia
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Nvghtl:{e adlivity spilling onto the sidewalk olong a retail
sheet
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Swamp Fox Road past the AMC theater
complex and anchored on the north by a
quality new hotel.

The AMC theater complex s key o establishing a
retail/entertainment center that will not only serve
the residents of Eisenhower East and the City of
Alexandria, but will serve the entire region.

Studies conducted by the City indicate that already
the AMC complex, without the support of
additional restaurants and retail, is a regional
draw. The theater has atracted more than 1,128
million people in its first year of operation and
envisions attracting 1.4 million people in the
coming year. As indicated in the figure below,
Hoffman Town Center Retail Complex, the
Plan envisions that new retail, restaurant
and entertainment venues will build outward
from the theater complex.

New retail buildings will complete the semicircular
drive already envisioned in earlier Hofiman
proposals, with the center of the semicircle
becoming an atiractive urban spoce with outdoor
dining and activifies as illustrated in Figure 4-12.

The market analysis indicates that Hoffman’s
planned refail/entertainment center could be
developed at a greater density than was
considered in the early plonning. The torget
for new retail entertainment at the Hoffman
Town Center should range from 300,000
to 400,000 gross square feet (GSF).

The retail will extend northward to
Mandeville Lane, where new retail will be
located between the Hoffman One building
and the new street alignment. To the east of
Swamp Fox Road, new retail will be located
between the blank north walls of the theater
and Mandeville Lane. This new retail
matched by retail on the north side of
Mandeville Lane will create an active retail
frontage for guests who park in the
currently approved 2,800+ car parking
structure to be located to the north and east
of the theater complex. A new urban plozo
or small park is located north of Mandeville
Lane and on axis with Swamp Fox Road to
create a northern terminus to the retail. Key
also to the viability of the center is retail
extending from the theaters southward to
the Metro station.

The Plan envisions a mojor retail component in
Block 8 immediately south of the theaters and
fronting on Grist Mill Road, Swamp Fox Road,
and Fisenhower Avenue. The retail will extend
eastward on the north and south sides of
Eisenhower Avenue, with retail space at the ground
floor of the Mill Race residential buildings (Blocks
13 & 18} and the new buildings on Block 12.

A new urban plaza, Eisenhower Stafion Square, in
the northeast comer of Block 9 {shown illustrated
in Figure 4-13), is faced with retail on two sides
and open fo the north to the Town Center. New
refail is added between the south side of
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Eisenhower Avenue and the Metro station is
revised to facilitate the interface with other transit
while surrounding the station with retail.

John Carlyle South Retail Center

A neighborhood refail centeris planned for the
foot of John Carlyle Street south of Eisenhower
Avenue as partof Blocks 25B & 26. As opposed
to the Hoffman Town Center, which will focus on
enterfainment, restaurants, and regional serving
retail, the John Carlyle Center is thought o
provide for the refail and service needs of the
immediate residential neighborhcod and

Eisenhower East in general.

PARKING STRATEGY

Parking is @ significant land use component of
any neighborhood and the parking for Eisenhower
East has been carefully considered in the Plan.
The key is to provide sufficient parking to serve
the economic and convenience needs of the
neighborhood, while limiting the parking
cornmensurcte with a well-planned transit-oriented
neighborhood.

Most planning ordinances establish a minimum
parking requirement for each land use,
which can have the tendency to provide
parking in excess of what is necessary and
thus increasing the use of the private
automobile as the primary mode of travel.
To encourage the use of transit the
Eisenhower East Plan limits the parking for
each land use based upon an analysis of

L AND

the existing parking in the area, the existing
parking program in Carlyle and parking
ratios employed in similar transit served
areas on the Metro system.

The following are the maximum parking standards
for structures located within 1500 feet of the Metro
siation:

* Ohee
o long-term parking .66 cars per 1,000
gross square feet of office

o  Shor-term parking .34 cars per 1,000
gross square feet of office

*  Residential
o 1.1 cars/1,000 gross square feet of
residential
*  Hoid

o 0.7 spaces/room, plus 1 space for every
eight seats for restaurant and conference

space

Refail /Entertainment
o 2.0cars/1,000 gross square feet of
refail/enfertainment

To ensure adequate parking during the
initiol phases of the retail center
development, the maximum retail parking
rafic will be increased to 3.0 cors/ 1,000
GSF. This parking ratio will be in effect unfil
such time as 2,000,000 GSF of office {with

u s E A
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its attendant parking) exists within 750 feet
of the infersection of Swamp Fox Road and
Eisenhower Avenue fo ensure that adequate joint-
use parking is in place fo serve the retail. Atthe
time that 2,000,000 GSF of office is in place the
parking rafio will effectively be reduced t0 2.0
cars/ 1,000 GSF.

The following are the maximum parking standards
for structures located greaterthan 1500 feet from
the Metro stofion: -

+  Office
o Llong-term parking 2.25 cars per 1,000
gross square feet of office
o Short-term parking .25 cars per 1,000
gross square feet of office
+  Residenfic]
o 1.3cars/1,000 gross square feet of high
rise residential

o 2 cars/fownhouse unit

»  Retil/Enterfainment
o 3.5cars/1,000 gross square feet of
retail/enferiainment

In the case of residential and retail uses, minimum
parking standards are suggested fo ensure
these uses remain competitive and viable,
as follows:

* Residential - 1 space/unit
* Refail - 2 spaces/1000 gross sq. ft.

Alexandria, Virginia
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To ensure adequate access, the
implementation of the Plan’s parking ratios
will require an aggressive Transportation
Management Program to reduce the
amount of single occupancy vehicle {SOV)
use. The Plan seeks to achieve a 43%
share in non-SOV office trips as a percent
of the total daily trips within 1500 feet of
the Metro station. it is believed that this
ratio can be achieved for Eisenhower East
within the twenty-year full build out horizon
of the Plan as the Ballston/Rosslyn corridor
is currently achieving a non-SOV trip ratic
ot 44%. Under the residential parking
scenario, the residential non-SOV trip ratio
is targeted ot o 45% share. The Plan

o recognizes that the current parking ratios in
€ the area exceed the maximum standards

outlined in the Plan; however, the standords
closely follow those that were recently
proposed by experienced developers for the
Mill Race residential/office development and
approved by the City.

The Plan allows for a phasing in of the parking
standards fo accommodate existing development
and leases, and to recognize that the area will be
urbanizing overtime. The following are specific
provisions for garages not currently approved:

»  New garages builtto serve new facilifies shall
meetthe maximum parking stendards outlined
in the Eisenhower East Plan;

C
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» Existing on-grade parking may be
maintained on the balance of the
undeveloped land in excess of the
maximum parking standards outlined in
the Plan.

*  Property owners/developers with existing on-
site parking, when submitting plans for
approval of the first building to be built under
the Eisenhower East Plan, shall submita
Parking Plan outlining o phosed program to
transition from the interim stage (where
total structures and on-grade parking
may exceed the maximums) to full
compliance with the provisions of the
Plan. In all cases the parking must be
brought into full compliance when 75%
of the allowable build-out of the parcels
in question occurs.

In addition fo the influence of the physical amount
of parking on the transporiation system, a major
concem in the planning of Eisenhower East is the
potential visual impact of parking structures on the
urban environment. Preliminary opplications
submitted to the Depariment of Planning and
Zoning prior to start of the Eisenhower East
planning process showed parking structures that
were more than a block in length and twelve
stories in height with ten of the stories above
ground.

The mass and visual bulk of those proposed
parking structures along with the suburban

character of a freestanding building linked

directly to a free standing parking structure,
created a built environment contrary to the

expressed goals of the City for Eisenhower

East.

The Eisenhower East Plan analyzed several
options to reduce the visual impact of the
parking. First, lowering the parking ratio to
encourage use of transit and mitigate the
traffic has the positive effect of also
reducing the visual impact of parking.
Secondly, the approach to parking at
Caorlyle has resulted in a positive visual
urban environment. Carlyle encourages
underground parking and requires above
ground parking to be screened from major
streets by active uses.

The Eisenhower East Plan provides a sirong
incentive for incorporafing at least wo levels of
underground parking under the entire
development block. The Plan recognizes that
there is a costfor underground parking above the
costofon-grade parking. Indeed, thereisa
premium above the costfor open, stand-alone
parking structures. However, it is believed that the
benefits to the community from changing the
physical approach to parking outweigh the long-
term cosfs. The more urbanized

' Gross Floor Area (GFA) is defined as the sum of all gross
horizontal areas under a roof or roofs. These areas are measured
from the exterior foces of walls or from the center-line of party
walls. Elevator and stair bulkheads, multi-story atriums and
similar volumetric construction, net involving floor space are
excluded.
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communities clong the Metro corridors
provide prototypes for Eisenhower East,
The new development in these areas
emphasizes the use of underground
parking.

The Plan includes, within the Allowable Gross
Floor Area (AGFA)' on each block, an allotment
for above grade structured parking, os an increase
in the affowable floor area otherwise allowed. The
above grade parking allotment assumes
that two floors of underground parking
have been built; the remainder of the
parking for the block, calculated by the
following formula, has been added fo the

non-parking active use floor area for the
block, to result in the AGFA.

The area of the site is multiplied by a factor of .9
{assumes that 90 percent of the site can be
utilized for underground parking); the resulting
number is then multiplied by a factor of 2 to
accountfor the two levels of underground
parking. The underground parking area is then
divided by 375 SF/carto determine the number of
cars that can be theorefically accommodated in the
two levels of underground parking. This number
of cars is then subiracted from the maximum
number of cars to be parked for the active uses in
the block to defermine the number of cars that
may be parked above grade. The number of cars
ollowed to be parked above grade is en multiplied
by 350 SF/car to determine the number of
SF to be added to the AGFA.

L AND U S E A

A hierarchy of streets within the Eisenhower
East Plan hos been identfified and each
street is designated as either an “A," "B,” or
“C" streets for the purpose of the Urban
Design Guidelines. As indicated in the
guidelines, each of the street types requires
the above-grade parking to be screened to
a different degree. The screening ranges
from the “A” type street where active uses
are required fo screen the parking from the street
to a “C” type street where appropriately designed
parking structures may abut the street fagade and
may be located on the ground floor. (See Urban
Design chapter) In all cases, itis expected that
oll exposed garage faces will have special
architectural freatment fo ensure that the garage
design, materials and scale are integrated and
compatible with the primary building.

Under the provisions of the Plan, there is strong
incentive for locating at least two levels of the
parking under the building block. If the
developer/property ownerinfends to include the
maximum amount of active use (as identified in
the Plan) on the block, the design generally must
include two levels of underground parking.
However, the Plan offers the incentive for the
developer/properly owner fo build more than two
levels underground and utilize the full AGFA
for active uses.

However, it the developer proposes a lower
parking ratio, the additional AGFA may be
used for active use. Conversely, if the

D CIRCULATI ON
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Figure 4-14 CDD 11 Parking Flexdbilty

developer/owner would prefer, more
porking could be located above grade
(assuming it meets the screening criteria for
the street category), but the additional area
of the parking would consume floor area
originally conceived for active use. In no
case shall the amount of parking on the
block exceed the maximum parking ratio as
designated in the Plan.

The Plan provides for flexibility to the parking
program in limited locations and under strict
condifions:

in ceriain areas with the opproval of the Director of
Planning & Zoning, the Department will consider
the option of parking located one-half level below
grade or on-grade if the parking is
completely concealed by the active use, and
the resulting building volume is not deemed
to be too large for the site. This approach
may be appropriate for high density
residential in the new CDD 11 areq, where
sites are constrained. With the approval of
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the Director, the AGFA would be limited to
the allowable active use area —a parking
area would then not be included in the
AGFA. (See Figure 4-14, CDD 11 Parking
Flexibility.)

Due to its limited visibility and the location of the
existing Courthouse parking structure, an above
grade parking siructure may be constructed on the
northeast corner of Block 23 abutfing the
courthouse properly where it can be integroted
info the slope between the courthouse and the
subject property. In the interim, surface parking
displaced by this structure may be replaced in the
new parking garage, in order fo maintain the
current parking rafio for the two office buildings
onthe properly. The structure must be
architecturally designed with special attention to
the Elizabeth Lane fogade and constructed of
quality materials. The structure should be no more
than five levels above grade or exceed the height
of 45' o the upper parapet as measured from the
sidewalk in the northeast comer of the property
adjoining Elizabeth Lane, Lighting shall be
controiled so that the light source is not directly
visible from the street. With the approval of the
Director; the area for this parking structure would
not be counted toward the AGFA, provided that
the visible portions of the parking structure are
architecturally freated in a manner acceptable o
the Director of Planning and Zoning.

In Blocks 2 & 3, because of their focation along
the westem perimeter of Eisenhower East and

C
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abutting Telegraph Road, the parking for office
uses in these two blocks may be located above
grade, if the siructures are integrated into the
slope adjacent to Telegraph Road, architecturally
designed with quality materials, and generally
screened from Stovall Street by the office
buildings. In no case sholf the structure
have more than five levels above grade or
exceed the height of 45 to the upper
parapet. Lighting shall be controlled so as
the light source is not direcily visible from
the street. Provided that the visible portions
of the parking structures are architecturally
treated in a manner acceptable to the
Director of Planning and Zoning, the AGFA
would be limited to the allowable active use
area and the parking area would not be
counted toward the AGFA.

OpreN SpACE BLEMENT

Open Space Concept

The Eisenhower East Plon includes a
comprehensive system of integrated conservation
areas and passive and active parks and urban
squares to meet the needs of the residents and
visitors fo the area. A major goal of the open
spoce concept is to provide connectivity of green
spaces within the Eisenhower East area and with
the rest of the City.

Early on in the planning process it was
determined that the open space and parks within

the planning area should be plonned
holistically, rather than having each
development parcel provide a nominal
amount of public open space. The Plan
establishes a coordinated plan of open
space and parks along with an
implementation strategy to be undertaken
by the City’s Department of Recreation,
Parks and Cultural Activities.

Under the implementation program, each
development proposal within the Eisenhower East
Plan area would pay a fair share of the cost of the
acquisifion and development of open space and
parks serving the Eisenhower East area.

Types of Parks and Open Spaces

The Plan includes four types of open space and
parks: :

Parks/Resource Protection Area

Parks and Resource Protection Areas within
Eisenhower East are the largest public spaces and
are related in form and location to natural
amenifies such as siream valleys, watersheds, and
resource protection areas. Parks are generally at
the edges of a neighborhood and offer large
expanses of open space for formal and informal
recreational activities. Community amenities such
as nature trails, bike trails, and recreational fitness
trails are located in parks {See Figure 4-15).

Parks/Resource Protection Areas: Eisenhower
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Figure4-15 Parks, RPA and Boulevards
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Park, The Meadow, Community Park (RPA)
Neighborhood Squares

The neighborhood square is generally o
green space with grass at its center and
trees defining the edge of the space. The
neighborhood square is the center of a
smaller neighborhood unit and provides
formal green space for adjacent
development. The park can be used for
informal and formal activities, such os
concerts, efc. but is primarily o green oasis
in the urban fabric (See Figure 4-16).

Neighborhood Squares: West Side Gardens,
South Dulany Gardens Square, South Carlyle

Square

Urban Squares

The urban square is a centrally located space
surrounded by active uses and covered by a hard
paving material such as brick or stone. Trees
mark the confines of the plaza and provide shade
atthe edge of the spoace. The urbansquareis the
location of adtivities such as concerts, outdoor
markes, and areas for exterior restaurantand café
seating (See Figure 4-16).

Urban Spaces: Eisenhower Station, Hoffman Town
Center Square, North Square

Boulevard Park Space

The central spine of Eisenhower Boulevard is fo
be developed as a linear park with double rows of
trees, pathways, seating areas, ample crosswalks,

Alexandria, Virginia
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and distinctive lighting. This linear park
extends the eastern length of the boulevard
and helps to unily development on both
sides of Eisenhower Avenue (See Figure 4-

15).

The Parks and Open Space of
Eisenhower East

Parks and Resource Protection Areas within
Eisenhower _
Key to the open space program is the restoration
of the RPA lands from Eisenhower Avenue
eastward to the southeast comer of the plan area
where if meets up with Hooff’s Run. Much of this
area has historically been neglected or paved over

o byinappropriate development. The restoration of
the RPA into the Community Park will open up a
cultural resource, as much of this area was part of
an important watershed and the outfall of the
historic Mill Run.

The north side of the RPA is expanded and
enhanced fo create a new active/passive park—
The Meadow. A City requirement identified during
the planning process was o create a security
radius northward from the palice facility and jail.
The near curb of the roadway facing the RPA and
the park is located to meet the setback
requirement. This new meadow area creates a
usable green recreational open space for use of
the neighborhood residents and the City. The
RPA park will include a recreational frail running
generally east-west for pedestrians and bicycles.

C
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Neighborhood Squares

Two smaller neighborhood squares, South Carlyle
Square ond South Dulany Gardens (see
Figure 4-17 for an illustrative view of South
Dulany Gardens), are located south of
Eisenhower Avenue at the foot of John
Carlyle Street and ot the southern extension
of Dulany Gardens.

Each of these parks provides open space for the
residents of the southeast portion of the planning
areq, ond, with their position fronting the larger
Meadow, will assist in transitioning to the
Community Park and opening up glimpses of the
enhanced RPA from Eisenhower Avenue. Atthe
west end of the planning area, West Side Gardens
will provide a natural green open space on the
easterly edge of Blocks 2 & 3. The park will
provide a green foreground to new office
buildings and natural setback—and perhaps a
security setback—from the major fraffic camier,
Stovall Street (See Figure 4-16).

Urban Squares

Included within the Hoftman Town Center s an
enhanced transit plaza that will suround the
Mefro stafion and provide the inferlace between
the transit station and the bus transit loading and
unloading zones. A major plaza, Eisenhower
Station Square, is located along the south side of
Eisenhower Avenue to the west of the Metro tracks
on axis with Swamp Fox Road. This station plaza
will provide a major gathering and social space
along Eisenhower and anchor the southern
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end of the Swamp Fox Road, the major
north south shopping street and the route
to the entertainment complex.

Further north on Swamp Fox is Town Center
Square, the heart of the entertainment
district with restaurants and sidewalk cafes
ringing the crescent shaped square (See
Figure 4-16}. The square will be the major
gathering place for day and nighttime
activities associated with the shopping,
dining, and entertfainment venues. This
area will include fountains and facilities that
will accommodate street musicians,
entertainers, and small concerts.
Terminating the visual axis of Swamp Fox
Road is North Square, which will provide a

W\ foreground for the residential building that
RO will anchor the northern end of the Hoffman

Town Center retail complex.

Boulevard Parks

Eisenhower Avenue, with its wide landscaped
brick paved sidewalks, will be a major pedestrian
route. The street will be visually narrowed by the
very large landscaped center median. There will
be a variely of activifies and things to see along
the Avenue as one passes by the enhanced
resource protection park, the Metro station, the
retail and gathering space atthe Eisenhower
Station Square, as well as the Patent and
Trademark Museum housed in the grand atrium of
the PTO building complex.

C
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AFFORDABLE HOUSING

The provision of affordable housing within
Eisenhower East is an integral part of meeting the
City’s goals and needs for housing that
meets the income levels of a broader
segment of the community. Alexandria’s
Affordable Housing Policy was adopted in
1993 to address a number of key
concerns: the high cost of housing in the
City, the loss of previously affordable market rate
housing, insufficient federal expenditures for
housing, potential losses of federally-assisted
housing, a need for rental housing appropriately
sized for families, the increasing demand for
affordable housing in connection with projected
employment growth, and transportation/iraffic
concems.,

The policy calls for developers of new residential
or commercial developmentto provide a
contribution fo the City's Housing Trust Fund
{currently in the amount of $1.00 per gross
square foot), or to provide on-site affordable
units. The City subsequently adopted a
preference for on-site affordable units, in lieu of a
monetary contribufion, whenever feasible.

While the City of Alexandria has established this
preference for on-site affordable units, the subsidy
cost of providing those units must also be taken
into consideration. The City encourages
developers to provide to City staff a
preliminary calculation of the number of

affordable units that can be provided on-
site, assuming discounts equal to the
formula contribution. The City will
determine on a case-by-case basis whether

_the number of units that can be made

affordable using the formula contribution is
reasonable for the amount of subsidy
required. A cash contribution will be
preferred if the subsidy amount does not
yield a meaningful number of affordable
units ot a reasonable subsidy cost per unit.

Affordable sales units should be targeted to
households who are income-eligible for the City's
homeownership programs (current maximum
incomes are $68,700 for households of one to
iwo persons and $79,500 for three or more
persons) and should be sold at prices not
exceeding the limits prescribed by the City for
these programs. Currently the maximum sales
price limitis $225,000, with a preference for lower
prices (preferably notto exceed $173,200) for
one-bedroom units. These income and sales
price limits will be adjusted periodically.

For rental units, rents (adjusted to take info
account any tenant-paid utilifies) should not
exceed rent levels published by the Virginia
Housing Development Authority, under the Low
Income Housing Tax Credit Program, for
households with incomes at or below 60% of the
area median income. It is anficipated that
some of these units can also serve as a
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housing resource for households with
Section 8 vouchers, although these rent
levels may require households fo pay slightly
more than the 30% of income normally
required under the Section 8 program.

COORDINATED DevELOPMENT DisTRICT
ZONE AND DEVELOPMENT GUIDELINES

The proposed CDD zones are structured to allow
limited levels of development as a matter of right,
using conventional zones and fo allow greater
levels of developmentfor projects that undergo o
discretionary review process. The main
considerations for development approval under the
DD procedures are conformance with the Eisenhower
East Small Area Plan and conformance with the use
and design guidelines established herein.

Eisenhower Avenue Metro
Coordinated Development District

(CDD 2)

Development Without a Special Use Permit
Within the Eisenhower Avenue Metro CDD areq,
the OC Office Commercial zoning regulations shall
apply provided that the maximum Floor Area Ratio
without a Special Use Permit {SUP) shall be 1.25.
The maximum Floor Area Rafio with an
Architectural SUP shall be 2.0. The maximum
height without a special use permitfor property
within the Eisenhower Avenue Metro CDD shall
not exceed 100 feet, except on the property
known as the Hoffman Tract, where the
maximum height shall not exceed 150 feet.

L AND U s E A

Any project proposed for development
under the OC Office Commercial zoning
shall conform to the Design Guidelines
outlined in the Eisenhower East Plan.
Development is prohibited on any portion of
the properly delineated in the Plan as public
open space or roadways. This provision is not
intended to affect the amount of total
development on the parcel.

Development With a CDD Special Use Permit
Coordinated Development shall occur subjectto
the following guidelines:

Land Use and Development Controls

There shall be a mix of uses in the area including
office, residential, hotel and retail in the location
and amount provided within this Plan,

The development controls for each development
block include allowable gross floor area (AGFA),
maximum building height, the size of public open
spaces, the principal use of the properly and the
desired amount of ground-level retail space and
are delineated in Figure 4-9.

Change in the principal use of the property may
be permitted within the CDD during the
development approval process, provided that the
overall 50/50 bakonce {counting both CDD 2 ond
CDD 11) of residential and office use is
maintained, a receiving site is defined and
accepted, and the change is consistent with
the principles and intent of the Plan. A

D CIRCULATI ON

change resulting in the transfer of an equal
amount of square footage from one parcel
to another may be done as part of the
development opproval process. A change
that increases the amount of building area
on a parcel shall be made os an
amendmentio the Master Plan. The development
figures outlined in Figure 4-9 reflect the transfer of
density for original underlying parcel(s) o a
smaller net development area. Developmentis
prohibited on any portion of the property delineated
in the Plan for public open spoce or roadways.

Design Guidelines

The area shall indude a variety of architecture and
building heights that are in general conformance
with the height guidelines and architectural
principles outlined in this Plan. All above-grade
parking structures shall be screened by either
aclive uses or archifeciural treatment, depending
on the fype of street on which they are located
and visible, as outlined in the urban design
section of this Plan. New development projects
shall comply with any detailed design guidelines
subsequently adopted pursuant fo this Plan.

Transportation and Parking Management

All new development projects shall participate in
any established Transportation Management
District for the Eisenhower Eastarea.

The amount of parking provided with new
development projects shall not exceed the
maximum amount outlined in the Plan,
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Where parking is currently provided at o
higher ratio for existing uses, the property
owner shall submit @ Parking Plan for
approval by the City outlining the proposed
strategy to stage a reduction in the amount
of parking provided to the maximum ratio
by the time 75% of the allowable
development on the properly subject to
common ownership or control is
constructed.

Street, Open Space and Other Public
Improvements

All new development in the District shall
participate in any program adopted by the City
Council for the equitable distribution of costs
associoted with the irmplementation of street,
streetscape, open space, parks and other public
improvements necessary fo support development
in the Eisenhower East areq.

SoutH Carlyle CoORDINATED DEVELOPMENT
District (CDD 11)

Development Without a Special Use Permit
Within the South Carlyle CDD areq, the OCM
{100} Office Commercial Medium zoning
regulations shall apply provided that the
maximum Floor Area Ratio without a Special Use
Permit shall be 1.0. The maximum height without
a special use permit for all property within the
South Carlyle CDD shall not exceed 100 feet.
Any project proposed for development under the
OCM (100) Office Commercial Medium zoning
shall conform to the Architectural Principles and
Design Guidelines outlined in the Eisenhower East
Plan.

'R CULAT! ON

properly delineated in the Flan as public open space or
roadways. This provisicn is not intended fo affect
the amount of total development on the parcel.
Development With a CDD Special Use
Permit

Coordinated Development shall occur subject to
the following guidelines:

Land Use and Development Controls

There shall be a mix of uses in the area including
office, residential, and retail in the location and
amount provided within this Plan,

The development controls for each development
block, including allowable gross floor areq,
maximum building height, the size of public open
spaces, the principal use of the property and the
desired amount of ground-level retail space, are
delineated in Figure 4-10 of this Plan.

Change in the principal use of the property may
be permitted within the CDD during the
development approval process, provided that the
overall 50/50 balance {counting both CDD 2 and
CDD 11) of residential and office use is
maintgined, a receiving site is defined and
accepted, and the change is consistent with the
principles and intent of the Plan, A change
resulfing in the transfer of an equal amount of
square footage from one parcel to another may
be done as part of the development approval
process. A change that increases the amount of
building area on a parcel shall be made as an

amendment to the Master Plan.

The development figures outlined in Figure 4-10
reflect the transfer of density for original

Develnpment is prohibited on any pardianafthe  underlying parcells) to g smaller net development
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area. Development is prohibited on any portion
of the property delineated in the Plan for public
open space or roadways.

Design Guidelines

The area shall include @ variety of architecture
and building heights that are in general
conformance with the height guidelines and
architectural principles outlined in this Plan. All
above-grade parking structures shall be screened
by either active uses or architectural freatment,
depending on the type of street on which they are
located and visible, as outlined in the urban
design section of this Plan. New development
projects shall comply with any detailed design
guidelines subsequently adopted pursuant to this
Plan.

Transportation and Parking Management Plans
All new development project shall
participate in any established Transportation
Management District for the Eisenhower
East area. The amount of parking provided
with new development projects shall not
exceed the maximum amount outlined in
the Plan,

Street, Open Space and Other Public
Improvements

All new development in the District shall
participate in any program adopted by the
City Council for the equitable distribution of
costs associated with the implementation of
street, sireefscape, open space, parks, and
other public improvements necessary to
support development in the Eisenhower
East areq,
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TRANSPORTATION

Early inthe process of developing the Eisenhower
East Plan, the Planning Commission and City
Council realized the importance of fransportation
in the future development of this area, both in
terms of the amount and fype of development and
the future charadlerofthe area. The desire of
policymakers to see Eisenhower East develop as a
lively, mixed-use environmentwith office, retail
and residential uses, supporied by open space,
recredtion, enterfainment, and cultural activiies,
implied that the transportation plan elements must
provide adequate capacity while minimizing the
impacis of traffic.

In 2001, faced with multiple planning applications
totaling several millions of square feet of
development, the City undertook a traffic study fo
determine the frafficimpadts related fo the
Eisenhower East area if it was to be developed at
the maximum densities underthe current zoning.
This study indicated that major intersections along
Eisenhower Avenue failed or required
unacceptable numbers of multiple tuming lanes o
improve the performance of the roadway system.

5
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The failure of the current transportation
infrastructure fo support the zoning-driven land
uses and the physical and aesthetic concems
aboutthe development proposals was a major
impetus forthe City fo prepare the Eisenhower
East Plan. A plan for developmentthat protects
and enhances the character ofthe City implies o
transportation planthat supports fransit use to the
meximum extent achievable, with pedestrian-
friendly streets,

TRANSPORTATION ORIECTIVES

Given the vision for Eisenhower East, the
following key objectives forthe transportation
elements of the plan were established:

*  Developmentshould be coordinated with
available transportation capacity;

*  Access should be improved o and from the
Capital Beltway and Duke Street;

*  Improvemenis should be made to enhance
the existing fransitfacilifies;

+  Single-Occupant Vehicles (SOVs) should be
reduced;

*  Safe, convenient pedestrian and bicycle
options should be provided;

*  Pedestrian friendly streets should be
provided;

*  Public transit modes should be linked within
and withoutthe neighborhood; and

+  ADistrict Transit Manogement Program
should be established.
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Transit and Supportive Design

Principles

The land use strategies, physical layout, and
urban design charadleristics are treated in greater
detail elsewhere inthe Plan, but itis important fo
note the fransporation impads of these principles.

Most of the land area of Eisenhower East is within
a 1,500-foot radius of a Metre station (either the
Eisenhower Avenue station or the King Street
station). Ahigh level of fransit use will be needed
to minimize froffic impacts and supportthe levels
of developmentthat are anticipated. Transit trips
almost always involve a pedestrianfrip atone or
both ends of the fransit portion of the frip; thus,
making the pedestrian trip attractive has a major
impact onthe increasing the use of transit.
Pedestrian supporiive design principles included
in the Plan involve:

* Establishing an interconneded grid of sireets
that results in shor blocks;

»  Ensuring a higher intensity of land use atthe
Metro station areq;

*  Credting a mix of uses overall and atthe
Metro siation areas, so there is pedestrian
adivity atali times of day, not just peak
hours;

*  Providing active refail uses on the street
facades;

*  Designing streets of minimum widths and/or
pedestrian islands, where appropriate, o
facilitate pedestrians crossing the sireef;

*  Developing parking sirslegies that minimize
the impact of parking structures, and

»  Credling an urban boulevard along
Eisenhower Avenue fo provide a pedestrian-
friendly link to the Metro station area.

Given the desire to minimize traffic impact, any
and all steps that can be faken to make using
transit attractive should be implemented. The
proposed street grid, street widths, mix of uses,
and Eisenhower Avenue urban design elemenis all
address the needs of pedestrians, and are infegral
to the development of the overall transportation

plan,

These elements are developed and iliustrated in
the urban design section in greater detail, where
the sireet systemns relationship to the overall vision
and its consistency with the characler of
Alexandria are discussed. The key point s that
making the pedestrian part of every irip attractive,
direct and safe also supports the desired
fransporiation system.

THe OVERALL TRANSPORTATION PLAN

Consistent with the Land Use/Circulation Strategy
outlined earlier, the overalj transportation plan
developed in response fo the goals and obijectives
forthe area involves seven key sirategies which
are mutually supportive, and have been developed
in concert. They include establishing:

TRANSPORTATION

1. An urban network of streets and regional
highway access;

2. Aland use strategy fo locate uses close fo the
Meto;

3. Aland use strategy fo create a balance of jobs
and housing;

4., Apedestrian friendly community;

5. Areduction in development infensity;

6. Adistrict wide fransportation management
program; and

7. An optimized parking program policy.

Streets And Regional Access

The planning process included a confinuing effort
to ensure that the combination of highway access,
local streets, and transit services would be
adequate to supportthe polential development.
This process is an iferative process, involving
analysis of potential land use scenarios within the
context of existing and planned regional
transporiation improvements, followed by
assessment of options forthe planning areq, and
then adjustments in the planned leve! of
development and mix of uses.

This effort was then followed by additional
assessment of the amount of fraffic to ensure that
the proposed sireet network and regional access
will be adequate—given reasonable assumptions
aboutthe potential for non-SOV usage by future
workers and residents in the area.
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Priorto beginning the Eisenhower East planning
process, the City contracied with Wilbur Smith
Associates (WSA) to perform fraffic studies related
fo the planning area. Initially, the East
Eisenhower Valley Traffic Study developed trip
generation esfimeres for both the nearterm and
forthe meximum potential development scenarios,
based on the existing zoning.

That effortincluded assumptions regarding the
potential fortrip reduction based on transit usage,
ridesharing, use of altemative modes, and
increcised infernal trips due to mixing of uses.
These trip reduction factors were based on the [TE
Trip Genenation Handbook, and reported
experience in Adington, Bethesda, Silver Spring
and elsewhere.

However, when the 2020 maximum build-out
generated frips were converled info peak hour
volumes and dishiibuted to the network forthe
level of service analysis, this study revealed that
the cross section of Eisenhower Avenue would
need to be increased, with a basic six-lane
configuration and up o three awdliary tum lanes
at key infersections, and that Mill Road, Jamieson
Avenue, Holland Lane and Stavall Street would
require four-lane cross-sections with auxiliary left-
tum lanes.

In addition, significant external capacity issues
into and out of the land bay were identified,
including the capacily limitations associcated with

N

access fo Duke Street, and capacily issues at the
Capital Beltway ramp fo Stovall Street.

Some specific madway improvemenits were
identified by WilburSmith Associates, and the
study team recommended several policies and
sirategies o mitigate the trafficimpacts. These
recommendations included: a mixed-use balance
between housing and office to reduce the number
of auto trips, a reduction in the infensity of
development, a grid of urban streets, a district
wide Transportation Management Program (TMF),
a limited supply of parking, improved local transit
alternatives, animproved pedestrian circulation
system, an expansion of the Metro platform to the
north side of Eisenhower Avenue. All of these

recommendations are included in the final plan.

Analysis of Alternative Access Concepts
Significant traffic pressures are created with the
cutrent proposal forthe State fo connectthe
Capital Beltwery express ramps directly o Mill
Road. The concems generated aboutthe
intersection of Mill Road with Eisenhower Avenue
led to further analysis of how fo accommodate the
highway access into the planning area.

The team studied several alternatives and the Plan
recornmends the construction of a new Southem
Street extending from the Capital Bettway ramps
westward on the southem side ofthe study area
and then under Eisenhower Avenue to provide
access to Block 2. Anotherroadway providing

further distribution options connects Mill Road,
south of Eisenhower Avenue fo Elizabeth Lane.
This roadway crosses a Resource Protection Area
and will require a sensitive design that minimizes
any environmental impacis.

The Southemn Street requires modification of
approved VDOT plans forthe runout areas atthe
foot of the Capital Beltway ramps and will require
coordination with WMATA because of the
proximily to the Metro station; however, this
roadway provides several key benefits. This road
will alleviate significant congestion on Eisenhower
Avenue, provide additional Metro access, and
reduce tuming volurnes on Eisenhower Avenue.
Atthe Eisenhower Avenue/Mill Road intersection
the leftium lanes could be reduced fromtwo to
one, and the right-tum lanes eliminated,
significantly reducing the cross-section and
enhancing pedestrian access.

Impact on Trip Generation and Peak Hour
Volumes

Parking policies are included that impose
maximum parking provisions by use. The Mill
Race project that recently received City approval
with a comprehensive TMP offers a model for
future development. '

The City asked Witbur Smith Associates to revise
the frip generation estimates to reflect potential
increases inthe trip reductions due fo the parking
restrictions, the district TMP concept, and the

5.4 Eisenhower East Small Area Plan

Aprl 2003

Alexandria, Virginia



b

atherland use strategies included in the Plan.
WSA analyzed the strategies included inthe Plan
and updated information based on recent darta
fromthe Ballston-Clarendon conidorin Adington
1o calculate new trip generation and auto traffic
volume estimates,

The resulting overall vehicle ¥rip reduction fador
was 43 percent; meaning that 43 percent of the
traffic generated bythe proposed development
would use modes otherthan SOV,

This is a significant improvement overthe 32-
percent frip reduction factorfound in the
assessment of the maximurn potential land use
scenario in the original Eisenhower East study.

Amajorreason is that the proposed land use
scenario has much more of a balanced mix of
office and residential than the original scenario,
which was largely office {causing a mass enfering
and exiting of the study area during the peak
periods).

Other elements of the fransportation planare all
focused on achieving at least this level of non-
SOV usage, including managing the parking
supply, improved fransit, Transporiation
Management Plans, and bicycle/pedesirian
supportive requirements.

Parking Policy

Given the goal of reducing vehicle trips,
particularly inthe peak hours, the Plan’s parking
strategy provides for adequate parking forthe level
of SOV use identified in the traffic plan, but
provides incentives forboth employees and
residents fo use transit or other altematives to the
maximum extent possible.

The basic philosophy is that fransit access o the
study area or ridesharing should be the preferred
mode forthose who would park all doy ifthey
drove {office employees, typically), and forthose
who live in the area asthey leave o gofo other
employment destinations. There mustbe
adequate shor-ferm parking for office visitors, and
refail and restaurant uses must have a relatively
high supply of short-term spaces o be viable,

The Plan’s parking requirements are outlined in
the Land Use and Circulation section (above).
The parking facilities are to be operated to
maximize sharing of parking resources, so thatthe
overall supply needed can be reduced by having
mulfiple users at differenttimes of the day, and
includes provision for pricing long-term office
parking for SOV commuters at market rates.

On.5treet Parking:

+  All on-street parking should be maximized for
shor-term daytime parking through the use of
meters, signage, and enforcement of
maximum time restrictions {to minimize meter-

TRANSPORTATI ON

feeding). Pricing should encourage short-
term use, with on-street parking {during the
day) priced higherthan garage parking.

*  Eisenhower Avenue west of Mill Road will
have on-street parking in the rightlane 24
hours a day until the traffic reaches the
volume that would require removal in the
peak traffic periods.

»  Eisenhower Avenue east of Mill Road will
have short-ferm on-sireet parking except
during the AM/PM peak traffic petiods on
Monday thru Friday.

Implications of the Parking Strategy

The Plan’s maximum parking requirernents will
affectthe new development within CDD 2 and CDD
11. Forthe new office uses, there are
approximately 6,600 spaces fo serve a projected
daily attendance of 11,100 {at 3.5 employees per
1,000 gross square feet, including a 10 percent
absentee factor).

Within 1,500 feet of the Metro stations, this
implies that 43 percent of the workers will have fo
be non-SOV; i.e., will amve ontransit, foot,
bicycle, car, orvanpool. Outside the 1,500-foot
areq, the non-SOV mode share will haveto be 19
percent, and overall the combined mode share
required by these parking requirements is 37
percent.

Alexandria, Virginia
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The office requirements for Eisenhower East also
include an additional 1,200 short-term visitor
spaces, which allows for access by those who are
not daily commuters. lshould be noted thatthe
proposed EisenhowerEast requirements are
comparableto the maximums also contained in
the Patent and Trademark Office Transportation
Management Plan, which averages 1.725 spaces
per 1,000 square feet of office areq, and is
consistent with the TMP approved forthe Mill
Race project,

The 37 percent non-SOV mode share implied by
the office parking maximums is slightly less than
the overall #rip reduction facior (non-SOVirip
percentage) estimated separately by WSA forthe
same potenfial mix and amount of land uses,
which is predicted to be 41 percent.

The WSAstudy also used data from an Ardington
County parking supply inventory, which found
parking ratios of 1.7 spaces per 1,000 square feet
inthe comparable Courthouse area of Adington.
(Aington County had previously required 1.72
per 1,000 square feet as a minimum in that area
butis now moving fowards a 1.0 spaces/1,000
standard). Arlington County had also surveyed
employees inthat areq, and found a 55 percent
SOVmode share inthatareq, with a combined 45
percent non-SOVmode share.

Given this data from the frip generation study
performed by WSA, the non-SOV mode share

N

required by the Eisenhower East parking strategy
is achievable, given comparable TMP efforts.,

In addition, it should be nofed that it appears that
the parking requirements for Eisenhower East offer
a bit of a safety margin, in that the parking
requirements needed to achieve a 37 percent non-
SOV mode share; however, the traffic study
forecasts a 41 percent non-SOV share {frip
redudiion). :

The residential parking requirements are also
maximums, and they also imply high transit mode
shares: 45 percent near Meiro, and 35 percent
beyond 1,500 feet, foran overall share of 40
percent non-SOV. This also is comparable to the
41 percentoverall #rip reduction factor, and is
expected o be achievable based on Alexandria’s
priorexperience with King Street and Carlyle.
Residential visitor parking is not explicitly
included, as shared parking with nearby parking
foroffices should caterto ovemightvisitors, and
on-street parking will also be available. The City
has estimated thatthe proposed grid street
networkwould provide approximetely 1,200
spaces, which should be shori-term during the
day butallow extended parking in the evening and
at night.

Retail parking ratios are set with the assumption
thatthere will be shared parking with office uses,
and that shor-term on-street parking will also be
available forretail users. ltis recognized that

successful retail and restaurant uses require an
adequate parking supply, as transit use for these
trip purposes is likely fo be low.

Although this parking strategy will in itself crecte
incentives for commuters and residentsfo use
modes otherthan SOV, successful implementation
will also require the full implemeniation ofa
Transporation Management Plan, ifthe non-SOV
mode share isto be achieved.

Transit

The Eisenhower East area is currently well served
by high-capacity fransit that links the area with the
region. This includes Metro service on the Blue
and Yellow Lines at King Street Station (much of
the plonning area is wihin 1500 feet of the
station), and Metro service on the Yellow Line at
Eisenhower Avenue Station. Virginia Railway
Express (VRE) service from both the
Fredericksburg and Manassas lines stops at King
Street Station, as does Amtrak.

Existing bus service in the study area is more
limited. Alexandria DASH route AT7 {Landmark
Mall to King Street} serves the Eisenhower Avenuve
Metro Station and is the basic bus service in the
study area. DASH AT2Z links the Braddock Road
Station with the Van Dom StreetStation via
Seminary Road.
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On weekends and in the rush hours, the route is
extended from Van Dom Streetto Eisenhower
Avenue Station, via Eisenhower Avenue.
Metrobus routes N1 1 and N13 servethe
Eisenhower Avenue Station, linking the study area
with the Branch Avenue Metro station in Prince
George's County, Maryland.

The long-range plans forthe Metro system
include the expansion of the Yellow Line fo
connect the Branch Avenue Metro Station with the
Huntington Metro Station in Faifax County.
Huntington Station is the terminus of the Yellow
Line fo the south of the Eisenhower Avenue
Station.

The construction of this connection, should it
come fo fruition, would greatly enhance the transit
opportunities for commuters and shoppers into
and out of Eisenhower East.

The transit elements in the Plan build upon the
availability of transit, encouraging a very high
level of use through transit incentives such as
employee transitsubsidies, improved information,
efc., and through auto use disincentives, such as
the parking policies described in the TMP and
parking sections. The primary new transit service
that is proposed is the development of a shuttle
serving the district, and the majortransit capital
investment of a new entrance to the Eisenhower
Avenue Metro stafion.

Alexandria, Virginia
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Eisenhower Shuttle

Research ontransit use among people with trip
origins or destinations at different distances from
rail transit confirms that very high levels of transit
mode shares can be expected within 1,500 feet of

transit stations.

In addition, high-quality shutile services can
extend the high usage “shed” around transit
stations, raising transit ridership. In the
Eisenhower East planning areq, such a shuttle is
proposed fo operate between the two Metro
stations (King Streetand Eisenhower Avenue) to
provide a connection fromthe areas beyond 1500
feet of the stafions to either of the stations. The
areas are primarily the southeast comerof the
planning areq, including part of the PTO complex.
In orderto ensure residents, employees and
shoppers in this area have a reason fo use fransit,
the Plan calls for the development of a shuttle that
combines these characleristics:

» Distinctive, attractive vehicles such as low-
floor buses in special paint schemes, rubber-
tired trolleys—to differentiate itfrom the
conventional transit services.

*  Free o the user, with no perceived fare.

*  High frequency of service

* Distinctive, well-marked stops, with shelters at
key points, and real-fime anival databased on
automatic vehicle location {AVL) fechnology.

N

P

Figure 5-2 High Coven;ge Shutfe Route
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Examples of such Metro-extending services can
be found elsewhere in the region, such as the
ARTS buses in the Crystal City areq, the Bethesda
8 in Bethesda, and the VanGo in downtown Silver
Spring. Anotherexample of a successful shutile
is the “blue bus” operated beiween Dupont Circle
Metro, Georgetown and Rosslyn Metro, and along
K Street in the District of Columbia. This privately-
owned shulile is operated by a contractor forthe
Georgetown Parinership, the Business
Improvement Districtforthat area. Ridership has
been well above expeciations, with current
ridership at 4,000 persons perday on 10 buses.
The service was onginally planned for 800
boardings per day on six buses.

While the exact routing will need to be determined
with Plan implementation, a conceptual shuttle
route with a high level of coverage is presented in
Figure 5-2 High Coverage Shuttle Route.

Amore direct route altemative may be preferred,
because usage will be low if potential users
perceive that walking is faster; a more direct
altermative concept is presented in Figure 5-3 Low
Coverage Shuttle Route. The exact route may well
need fo be defined based on the site plans forthe

southeast comer of the planning area.

A related transit service option involves extension
of the shuitle concept to provide additional links
to other neighborhoods in Alexandria. Extending
the shuttle past King Street Station to Old Town

Alexandria, Virginia
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would address the Metro connedlion linkin that
area, as well as tie togetherthese three adtivity
centers. Similarly, future plans forthe Eisenhower
West planning area may welf consider an
extension of the Eisenhower shutile to the Van
Dom Station or beyond. This may involve
restructuring DASH routes fo provide higher
frequencies in this comidor, and include the link to
Old Town. Adetailed approach should be
explored further as part of the district-wide
Transporation Management Program.

New Entrance to the Eisenhower Avenue
Metro Station

The other majoriransit access improvement
included in the plan is o new entrance for the
Eisenhower Avenue Metro Station on the north
side of Eisenhower Avenue. Currently the only
station entrance is onthe south side. Thefraffic
study called forthe new entrance, and the Mill
Race Special Use Permit now includes an
easement for pedestrion access fo a north side
siation entrance, and easements for construction
of an extended platform and entrance. With the
opening of the north side entrance, a small Kiss-
N-Ride area could be located on Grist Mill Road,
justto the north of the new station entrance.

In the interim, before the extension and new
entrance are construcled, the developer will
provide and maintain the space intended for this
station as open space. ltis across the street from
the main station entry area and bus interchange
point. Aconceptual design forthis new entrance

N
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has been prepared by WMATA. Iis construction
is desirable {as a midterm improvement-2010-
2015) in orderto accommodate the growing
transit needs as the area develops.

Bus Access

The current Eisenhower Aveniue Metro Station
design provides for buses o pull off Eisenhower
Avenue into a dedicated lane that provides
dedicated bus stops located effectively underthe
station, with a short, direct and visible connection
to the station entrance and the escalators up to the
platform level. The Plan calls forbuses to
approach the east side of the Metro station either
through a right turn from Eisenhower Avenue from
the westora leftfum through a dedicated left tum
harbor fromthe east. (See Figure 5-4 -
Eisenhower Avenue Metro Station.) The Plan
includes a direct drop-off fo a landscaped plaza
onthe eastside of the station. Buses will then
exit to the south with movements fo the east and
west viathe Southem Road.

Transportation Management Plans (TMPs)

As indicated above, the high non-SOV mode
shares sought by the Eisenhower East Plan will
require an aggressive Transportation Management
Plan (TMP) fo inform residents and employees of
the options, fo provide incentives/disincentives for
alternatives to auto use, and fo continually
promote the options to SOV usage. The
Eisenhower East Plan recommends the following
elements as the basis for individual project TMPs,
which will then form the frameworkfor an area-

wide Transit Management District (TMD) as
development proceeds. The general TMP elements
include:

»  Progroms and policies fo promote
Ridesharing

*  Programs and policies to promote the use of
fransit, and

»  Programs and policiesto support other
initiatives such as alemative work hours and
telecommuting, and

*  Transporation Management Coordinators fo
implement all of these fransportation
management sirategy elements.

These elements are discussed in the following
sections. Parking management and bicycle
program elements are presented separately. it
should be noted that these are not individual,
mutuglly exclusive program elements, but that
they must be combined with the parking supply
policies and the transit service improvements
already discussed to achieve the desired mode
shares.

Ridesharing information and Incentives
In orderto achieve the overdll non-SOV mode

share, a significant number of employees will
need fo carpool or vanpool fo work in the
Eisenhower East area. This will require that all
employees receive information about these
options, their benefits, and how 1o find riders ora

ride.

TRANSPORTATION

Matching of riders and drivers will be coordinated
with the regional program, butthere is also a need
for a local matching program within each
employer/development and Eisenhower Eastin
general. The parking management sirategy should
also include incentives for rideshare users, such
as free parking and dedicated “front-door”

parking spaces.

Ancther element ofthis programthat also

suppotis fransit use is the City’s Guaranteed Ride
Home program so that transit riders and others
can get home if required to leave midday or after
peak hours. All persons in the study areq, who
rideshare oruse transit should be registered in the
regional Guararieed Ride Home Program,
operated through the Commuter Connection
program of the Washington Regional Council of
Govemmends.

The City’s ridesharing program can be used fo
register participants in the regional program, and
a proactive effortto register all study area
participants should be included inthe overall TMR
Underthis program registered transit and
rideshare participants are provided with up to four
free trips home peryear by faxi or other means.
This removes concems about not having a car
available during the day for emergencies, making
transit and ridesharing more atiractive fo the
potential user.

Alexandria, Virginia
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Transit Incentives

Transit subsidies for employees and residents are
an important part of the overall Transportation
Management Plan. Employees should be
provided with discounted transit fare media.
Federal fax provisions allow upto $100 permonth
in transit benefits fo be tax-free and deductible as
a business expense by the employer (as of the
writing of this repor.

Federal employees in the Washingion area are
provided with this full amount of subsidy, and it is
anticipated that the federal policy will help increase
the fransit mode share for PTO and other federal
employees in the study area, Comparable fare

£ discounts will need fo be included in the TMPs for

other office developments that are not oriented to
federal employees.

This subsidy can be provided most effectively
through Metrochek or similar programs, and can
be accomplished by requiring fenants to provide
benefils as a condition of their lease, or by the
developerthrough rent collections.

Itis anficipated that this incentive is needed to
raise the fransit mode share above that typically
found at Metro stafion areas, and that if the
desired mode share is reached approximately 25-
30 percentof employees will use the benefit.

Provision of discounted fare media to residents of
the planning area may akso be a potential element

N

of the transportation management sirategy. The
purpose would be the same, to encourage transit
use. While this is not widely done, traffic
mifigation requirements are beginning fo affect
residential development, and this is one fechnique
that can be implemented through lease offices and
homeowner assodiations.

Initialiy the focus should be mutti-family
residential development further from the Metro
stations, where an additional incentive may be
needed to get residents fo fravel further fo access
the Metro.

Requiring promation of shott-termn car rentals
{e.., Flexcaror Zipcar) fo allow transit users the
flexibility of making trips during the day to
locations that are not transit accessible would also
encourage fransit usage. A recent innovation by
WMATA is a contract with providers of short-term
car rental at Metro stations (Flexcaris the
provider), allowing fransit users to travel fo
locations without local bus service, orto carry
things that are difficult on transit. These short-term
rental cars can allowtransit users fo avoid owning
a second car

The TMP calls for the provision of parking spaces
in close proximity to the Metro station for Flexcar
vehicles, and amangements with Metro and
Flaxcar forusage of these short-term rental cars
by employees and residents. Typically individual
users must be registered with the cor rental

company. Inthis case, the TMP Coordinator
would be able to provide needed information fo
potential users as part of the transit altematives
package. Flexcarrequires o onefime lifefime
membership fee of $25 for each user; the
developer would be asked fo pay this fes.
Currently there are fwo cars available ot King Street
Metro, initially two spaces will be needed atthe
Eisenhower Avenue Station, with a likely increase
as users redlize the benefits of combining a transit
pass with the availability of a short-term rental car
for accessto places not served by transit.

Other Initictives

Traffic volumes into and out of the study area will
be highest during the peak moming and evening
hours. To the extent that these peaks can be
flattened by spreading this volume over a longer
period, the congestion can be reduced.

One way to address this is o encourage
employers o offer alterngtive work hours, as an
element ofthe Transportation Management Plan.
Staggered work hours allow employees fo fravel at
times otherthan the worst within the peak period.
Alternative workweek schedules, such as fourten-
hour days, move trips outside the peak periods
and eliminate one round-trip perweek. Such
policies will be promoted to employers.

Reducing the total number of commutertrips is
also a potential method of managing
fransportation demand. Technology now allows

5-12 Eisenhower East Small Area Plan

Apiil2003

Alexandria, Virginia



L)

many employees to work from home, orfrom
telework centers—employers and employees need
Information aboutimplementation of felecommuste
programs, availability of telework centers, and
there is o potential for incentives with equipment
and communication expenses.

TMP Coordingtion

ATMP Coordinatoris needed forimplementing
these fransporiafion management prograims and
policies, whose responsibilities should include:

*  Promoting transit, idesharing, staggered
work hours, parking restrictions and the other
program elements to prospediive fenants and
to employers and theiremployees, and fo
residents in the residential buildings;

*» Displaying and distributing current
information about all fransit, ridesharing, and
other TMP elements o residents, employers,
and employees—including transit schedules,
rideshare applications and information,
incentive information, parking information,
efc. Awebsite with this information and

appropriate links to fransit providers is
provided;

*  Promoting and administering a ridesharing
program that includes not only participation
in the regional Metropolitan Washington
Council of Govemments Commuter
Connections Program, but also site-specific
matching efforts;

*  Promoting the Guararteed Ride Home
program as part of the ridesharing and transit
markefing efforts;

*  Administering on-site sales/distribution of
fransitfare media;

*  Working with employers to assist inthe
implementation of fransitfare subsidies and
the developmentof appropriate parking
polides for employees fo discourage SOV
cormmuiing;

»  Conducting annual surveys and reports of
employees and residents regarding mode
choices; and

* Implementing the parking management plan,
including restrictions and incentives such as
the free spaces for ridesharers, limits on
monthly SOV parking, sharing of parking
among uses, elc,

Overtime, coordination will be necessary among
the TMP activities required in the Hoffman Town
Cenier and Caryle PTO TMPs, as well as with the
Alexandria Rideshare program and other
commuter programs. {tis anticipeted that these
functions can be consolidated in an Eisenhower
East Transportation Management Districtin the
future as build-out continues.

TRANSPORTATI ON

Atthattime the requirementforindividual TMPs
will be replaced by a developer contribution based
onthe square footage of the development, the
amount setfo meet the budgetary requirements of
the program, including staffing, marketing
expenses, shulfle operaion, general and
administrative costs, etc.

Overall, the approach s fo provide disincentives
to the use of the single-occupant auto for
commuting into Eisenhower East, while making
transit and other options as cheap and easy as
possible. Given this structure, all elements may
not be appropriate foreach project, varying with
the land use fype, proximity to Metro, efc.
However, a number of them are designed to
address the enfire area. Individual projects could
be required fo provide cortributions toward any or
all of the programs.

The overall strategy for Eisenhower East is likely to
include the development of o Transportation
Management District that would draw on the
resources of each projectfor support in
implermenting an area-wide set of acfions
encompassing the elements listed above.

Atthis time the mechanism is not fully
determined, butthe concept is that at some point
in the near future individual TMPs will merge into
a Transporfation Management District fo
implement these policies and programs
throughoutthe Eisenhower East planning area.

Aexandria, Virginia
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The district has not yet been defined, but would
likely involve a shift of project fees to the support
of the area-wide program.

Parking Management
A parking management plan includes the elements

described above, as well as implementation of the
general provisions of the parking strategy as
follows:

*  Sharing of office and retail spaces with
residential visitors;

*+  Short-term parking for visitors and refail,
including appropriate pricing/collection
methods fo avoid use for all-day parking;

*  Moarket rate parking for office employees,
restricied to the number of spaces outlined in
the Plon; and

*  Free priorily location dedicated parking for
rideshare vehicles, including carpools and
vanpools,

The parking supply requirements are predicated
on making the most use ofthe parking supply,
and the parking management strettegy will
combine policies on pricing and shared parking
to address this goal.

Individual commercial projects will be permitted to
include a substantial amount of short-term
parking, and the available long-term parking may
be underused evenings and weekends. However,
residential visitors, retail, restaurant, hotel and

enfertainment uses will all create a demand for
parking during these periods, and the owners and
operators of the parking supply will have to
manage the supply to allow these additional users
access fo the parking supply, ratherthan simply
closing off garages after work hours.

Inthe Courthouse areq, there is already a
substantial shortage of short-term parking, due to
the restriction on use of the Courthouse parking to
employees only. The problem is currently being
alleviated in the short-term through the lease of
surface parking on the Hoffman and Simpson
parcels.

Ongoing evaluation of this issue will be necessary
as new developmentiakes place. Inthe long run,
a possible solufion may be the development of o
public parking facility that would facilitate shared
parking between the daytime uses of the
Courthouse {all-day and short-term} and nearby
retail, entertainment ond restourant uses.

The sharing of parking, and preserving a sufficient
supply of short-term parking, can be
accomplished through @ combination of pricing
and permitting sirategies, implemented in garages
and on the street. On-street parking will be
metered (during the day) for short-term use, and
a dedicated portion of the garages will need fo be
hourly. Overall demand for all-day parking can be
addressed by requiring that employees pay market
rates for parking permits. Finally, ridesharing can

be encouraged by reserving parking for
ridesharers in prime locations, and making it free
or substantially discounted.

Bicycle Program

Another goal of the transportation program is fo
encourage the use of bicycles for fransporiation
as well as recreation. Recreational facilities aimed
at cyclists and pedestrians are discussed
elsewhere, butthe bicycle is included here as an
dlternative access mode to the Metra, to work
destinations in the study area and nearby parts of
Alexandria, and for shopping and emands.
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The study area is relatively flat, and intemal
distances {os well as distances to Old Town, King
Street, etc.) are relatively short, which should help
make cycle commuting an atiractive altemnative.
Following consuliation with the biking community,
it was decided that dedicated bicycle lanes would
not be incorporated into the streets; rather the
“commuter” cyclists will move with the autos
within the normal ravel lanes. (See Figure 5-4
forthe location of bike routes.) Where the bike
route is provided on-street, particulady along Mill
Road and Jamieson Avenue, signage should be
provided delinedting the on-street route.

An off-road recreational bike trail is provided fo
connectthe bike trail atthe Eisenhower Avenue
Bridge over Telegraph Road to Hoofi’s Run. The
trail is provided as a component within the
sidewalk design on the south side of Eisenhower
- o TR _ Avenue between Stovall Street and the pointwhere

I R S B i Sl I it can enterthe RPA area just to the west of Mill

- SRR Road. Atthat point, it will become a recreational

trail within the RPA/Community Park, connecting
1o Hooff’s Run and an off-road trai! running north
to Jamieson Avenue.

bh

Figure 5-5 Bike Poths
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Bicycle plan elements include:

*  Bicycle lockers at Eisenhower Avenue and
King Street Metro Stations,

+  Office TMP requirements for the provision of
secured parking for commuters and visitors
using bicycles,

*  Office TMP requirements for the provision of
changing areas, showers and dothes lockers
for use by cyclists, and

*  Retail TMP requirements for usable, secure
bicycle racks for use by customers.

Examples elsewhere also suggest that quality
bicycle facilities will attract commuters and
shoppers. The plan also calls for linkages to
other bicycle paths in the region, to allow
commuters info the area a safe route.

N

SUMMARY

The implementation of a comprehensive program
of transporiation improvements integrated with the
land use concepts is crifical fo the Eisenhower
East Plan’s successful implementation. New
construction associated with the current Woodrow
Wilson Bridge and Capital Beltway improvements
will provide new access fo and through the
Eisenhower East area.

To achieve an acceptable level of traffic within
Eisenhower Eastand the surrounding
neighborhoods will require enhanced transit
utilization coupled with roadway and pedestrian
improvements. The Plan incorporates a range of
strategies to increase transit use and
accommodate the projected increase intraffic.
These sirategies indlude: creating a urban grid of
streels; enhancing the pedestrian experience;
concentrating development atthe Metro;
balancing jobs and housing; reducing
development intensity; minimizing local trips;
limiting off-street parking; and maximizing the use
of transit through a district ransporiation
management program. An analysis of the Plan’s
projected traffic indicates that the incorporation of
these strategies within the Plan results in o
redudtion of fraffic impacts from the zoning in
place priorfo the Plan’s adoption, while
enhancing the aesthetic and social qualities of the
community.
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U R B AN DESI GN

The urban design concept for the Eisenhower East
Plan is an exciting vision for growth and
developmentfor the next 20 years. The Plan
guides future development o produce a vibront,
mixed-use neighborhood where Alexandria
residents may live, work, shop, or simply enjoy
green parks and other public places.

The urban design elements consists of:

*  Anurban sireet network

* Asystem of parks, plazas and open
spaces

*  Adlear orgonization of building heights
and massing

* . Architectural design principles

*  Street Design guidelines

STREETS AND STREET NETWORK

The new Plan is an interconnected network of
streets of various types woven together with a
variely of public spaces. These new streefs offera
sense of spatial enclosure and pariicipate with the
architectural choracter of the area to make new
public places. Unlike suburban areas where
buildings float in a “sea” of asphatt, buildings in
Eisenhower East define the “street wall” by their
placement along lot “build-to” lines and add
definition and adtivity to the streets.

An interconnedied framework of parks and squares
are all joined together by a network of tree-lined

Alexandria, Virginia
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Figure 6-1 Eisenhower Avenue as the Spine of the
New Street Network

streets in a hierarchy of street types, defined by
use and size. This street network provides the
flexibility of movementfor pedestrians and
automobiles alike while defining locations for new
development within the plan.

TS

The street system is based upon the historic 66-
foot-wide right-of-way of Old Town Alexandria with
provisions for Eisenhower Avenue to be developed
into a larger urban boulevard. Street design
principles are:

*+ Eisenhower Avenue is the spine of the new
district, running from the gateway at Holland
Lane westward along the southem edge of the
Carlyle development and through the
Eisenhower Avenue Metro station fo the west.
East of the Mefro station, Eisenhower Avenue

J——

0 20'

Flgure 6-2 Eisenhower Avenue Sireet Section
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will transform from a back service sireetto a
tree-lined boulevard. A 30-1o 34-foot-wide
free-lined center median organizes the eastem
end of the avenue while atthe western side
the sireet narrows to pass underthe Metro
platform and provide a narrower street section
atthe newtown center. Three travel lanes are
accommodated in each direction withthe curb
lane dedicated fo parking in off peak hours.
(See Figures 6-2 and 6-3.)

*  Retil development will be located along
Eisenhower Avenue atthe Metro station area
and will complement the enteriainment center
at the Hoffman Town Center.

*  Streettrees spaced at approximate 25-foot
infervals in a six-foot-wide planting strip run
the length of Eisenhower from eastto west.
These trees not only help define the grand
boulevard of Eisenhower Avenue, but they will
also hslp o provide shade in the hotsummer
months as well as protection forthe
padestrian from adjacent traffic.

* In refail areas, trees are planted in tree wells
with the majority of the area dedicated fo
active sidewalk use. Along Eisenhower
Avenue, the tree well is six feet wide with the
balance dedicated to a 16-foct wide sidewalk.
On side streets with ground level retail is a
six-foot wide tree well with an eight-foot wide

sidawalk.

Alexandria, Virginia
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On streets without active retail ot the ground
level, there is a continuous six-foot wide
planting strip.

Eisenhower Avenue pedestrian zone will also
accommodate a bike lane. Future bike lane
conditions will require City Council approval.
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Eisenhower Avenue is the main spine through
the district and the widest sireet. Other streets
offer a different character and experience, from
such neighborhood sireets as John Carlyle
Street with its mixed-uses to Park Drive in the
Carlyle South neighborhood. The typical 66-
foot-wide public right-of-way for streets
consists of two 11-foottravel lanes and an
eight-foot-wide parking lane on each side.
Again, each of these streets is comprised of a
six-foot-wide well or strip for frees and a
sidewalk zone of eight feet that can be
adjusted for increased planting areas per
location.

At the eastern end of the Plan in the South
Carlyle area, the Park Drive defines the edge of
the built area and offers sweeping views of
new parkland to the south. This sireetis also
atthe fraditional 66-foot width, although the
park borders one side.

Alexandria, Virginia
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A hierarchy of streets has been developed to
maintain a high-quality street environment and
offer a variety of sireets—from the most
important to those streefs serving garages and

parking access.

o "A”Sireets are primary streets and the
main streefs of the neighborhood. They
setthe fone for the character of the
community and are most restrictive in

terms of use and appearance. This
category includes streefs such as
Eisenhower Avenue and Swamp Fox
Lane. {See Figure 6-8 for “A” Streets.)

Key Guidelines:
Buildings shall front the street;

Active uses shall be located on all

streetfrontage;
Parking shall be screened with active

uses to at least 30 feet in depth;
The highest quality of architectural
facade treatment shall be used;
No curb cuts or service alleys shall
be in view;
Main building entries shall be
located along frontage.

35

*

W A Street Frontages
EEm 8" Streel Fronlages
W 'C" Street Fronlages

Figure 6-8 “A,B, ond C” Streets
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An example of an “Astreet”, grand boulevard witha
park medion

o “B” Streets are the secondary streets of
the neighborhood. They serve both the
pedestrian and the automobile by
providing options of access through the
neighborhood. While not as restrictive as
“A” streets, they restrict some uses.
Streets in the category include Mill Road
John Carlyle, and Holland Lane. (See
Figure 6-8 for “B” Streets.)

Key Guidelines:

*  Buildings shall front the street;

*  Active uses shall be located on all
streetfrontage;

*  One curb cut per block shall not be
exceeded on both sides of the street;

*  Main building entries shall be
located along frontage unless

adjacent to a higher-category street;

*  Parking may come to the building
facade above the ground floor;

*  Parking structures shall be
architecturally treated to be in
harmony with the overall building
design;

*  Ahigh quality of architectural fagade
treatment shall be used.

o “C”" Sireets provide a means of access io
service enfries and parking structures as

well as access through the neighborhood.

They are the least public in nature of the
streets and less restrictive in intent, “C”
streets include parts of Mill Road and
Southemn Street. {See Figure 6-8 for “C”
Streets.)

Key Guidelines:

*  Parking may come fo the building
facade and be located on the ground
floer;

*  Parking structures facades shall be
architecturally freated o be in
harmony with the overall building
design;

+  Curbeuts, alley, and parking garage
entrances shall be located on “C”
streets.

U R B AN O ES! GN

Pusuc PLACES

Public spoces are varied and occur throughout the
new Eisenhower East Plan. The mostimportant
public places are the beautiful and varied sireets
that unify the Plan from north to south and from
east lo west, and the system of public parks and
plozas located throughout the plan.

Many of the new parks and plazas in the Plan
could also serve as locations to recall the history
of the site with markers based on local themes,
helping the city fo remember ifs past,

The plan encourages incorporating interpretations
of early history in the detailed design of park and
plaza spaces.

The centerpiece of the whole plan is the new
Community Park, centered on the siream valley or

Alexandria, Virginia
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RPA and extending from one block east of the
Metro stafion, across Mill Road to areas east, ond
turning north, parallel to Holland Drive. The park,
a litle more than 20 acres, combines a naturalistic
setiing for the recovered stream valley with large
expanses of ploy fields, serving both active and
passive yses.

This park and ifs central space, The Meadow,
provides the city with much needed new parkland
and includes paths, open spaces, and a new
recreational bike frail connected to the existing bike
irail along Eisenhower Avenue o the west.

Other public places include (See Figures 4-15 and
4-16 for the specific locations.):

*  The new Eisenhower Station Square is the
heart of the new neighborhood at the stafion
area. The plaza aligns visually with Swamp
Fox Road and terminates the view from the
north with a new fountain and the relocated
statue of General Eisenhower. Itisa
“hardscape” ploza with paved surfaces
throughout, serving the high volume of
pedestrian activity. To the west of the station
is fhe pedestrian side of the plazg, facing the
location of outdoor restaurants, stores, and
activities such as lunchtime concerts. To the
east are loading and waiting areas for DASH
buses as well as waiting areas for taxis and
vanpool vehicles. Eisenhower Station plaza is
also convenient to extensive parking
resources within a block or two.

Figure 6-10  Winter View across “the Meadow" towards Neighborhood Public Squares in South Carlyle

6-10 Eisenhower East Small Area Plon

Alexandria, Virginia
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Figure 6-9 View of “West Side Gardens” Looking North
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Just north of Eisenhower Station Square
along Swamp Fox Road is Hoffman Town
Center and the multiplex theater complex and
associated retait development. Further north
is North Square, a small green park serving
as a front door for the new residential
building, terminating the view,

To the west is West Side Gardens, developed
as along linear green park, providinga
setting for office building development and a
sense of entry fo Eisenhower East from the
west. This square is a long green park that
provides relief to the westem side of the town
center and a secure setback for office
development with special security needs.

in South Carlyle, small-scale neighborhood
parks, of approximately one-third and two-
thirds of an acre, organize the neighborhood
and femminate sireefs extending south from the
Carlyle development, South Dulany Gardens
and South Carlyle Square. South Carlyle
Square is located at the end of John Caryle
Street, the new spine of the South Carlyle
neighborhood. South Dulany Gardens
provides a green link between the Corlyle
development and the Community Park, and
frames a view of the new Patent and Trademark
Office atrium.

Alexandrig, Virginia
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A retail street with adtivity spilling onto the sidewalk
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Retail

Refail frontages in the Eisenhower East Plan are
organized along designated refail streefs.
Guidelines for retail development are based upon
successtul retail streets in Alexandria and other
locales. Wide storefronts will be keptto a
minimum so that frequent changes in storefronts
and their confent will guarantee a lively variety of
retail experiences and opportunities (See Figure 4-
9 for Retail Locations.)

»  TheHoffman Town Center retail centeris
focused atthe Eisenhower Avenue Metro
Station area along Eisenhower Avenue, Swamp
Fox Road, and Mandeville Lane. Coneeived to
support the successes already in place at the
Hoffman Town Center, the new project will
expand the destination-enteriainment character
of the station area. Restaurants, hotels and
other complementary developmentwill provide
retail opportunities for residents and visitors
alike whether one is just visiting fo see o
movie, or lives in the area,

¢+ Tothe east, John Carlyle Street serves the
South Carlyle neighborhood with
neighborhood service or convenience retail,
and becomes the neighborhood main sireet
connecting South John Carlyle Square via
John Carlyle to Duke Street. John Carlyle
Street is designed to be intimate in scale and
will serve new residents and office workers
dlike.

Buiong HeigHTs AND DeSIGN
STANDARDS

The buildings in Eisenhower East define the streets
and parks by building fo the edge of the street
properly line and developing street level uses that
enhance pedestrian activity and movement. The
Plan requires that sireets and urbon spoces create
a confinuous base building at the street front.

*  The base building heighis for Eisenhower
shall range from five to eight stories. All other
streets are encouroged fo have a five-story
base.

+  Thotbase is required to be developed at the
edge of the right-of-way to define the space of
the adjacent street.

+  Setback requirements above the base level will
establish the size and location of the building
wall and control the bulk of the building so
that a more articulate, modeled massing is
developed above street level.

The Plan defines several zones for tower building
heights that change according fo specific urban
conditions in Eisenhower East. Overall, the entire
district will offer o varied and distinctive skyline,
unique to the region yet establishing a
harmonious experience for the pedestrian. Towers
rise from bases filled out fo the street wall, defining
the pedestrian realm at street level. Above the

6-12
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base, setbacks establish the mass of the street wall
and permitlight and air fo circulate to the street
below.

Taller buildings shall be located around the
Metro stafion area and along Eisenhower
Avenue,

Building heights will peak at the stafion areq,
with the tallest buildings approaching 250 feet
high atthe transit site. Heights will slope
downward to the westto arange of 1010 15
stories, while to the east will slope to four fo
eight stories in the Carlyle South
neighborhood. (See Figure 6-11 for Building
Heights.)

Building facades are required to provide depth and
rich shadow arficulation through a variation of
surface depth, shape, and materials, overall facade
organization and percentage of glass on the facade
surface. Like historic Old Town, the architecture of
the new disirict establishes a character that
suppors the making of the public environment
and lines the street wall with facades that offer a
rich visuol experience fo the eye. Individual
buildings, while distinct, retain elements fo ensure
that the overall character of the district is
mainkained.

Architectural principles that establish a framework
for design character for individual building focades
are outlined in a separate section on design
guidelines.

Alexandria, Virginia
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Architectural Principles

The following are general architectural principles
that will guide the design of new buildings within
the Eisenhower East neighborhood. A complete
set of design standards and guidelines will be
prepared by the Department of Planning and
Zoning and adopted by the Planning Commission
to supplement this plan and the zoning controls.
The architectural principles and the guidelines will
outline the design expectations for the property
owners, developers, and their architects. The
design principles set standards for the design by
the applicant and for review of proposals by the
staff and the Design Review Board.

! Building Bose. The Eisenhower East
neighborhood should be defined
architecturally by buildings that create a
strong and continuous urban street wall. The
street wall should be common to all buildings
in the district and form the “building base”
that will visually support taller buildings.

o The base buildings should create a sense
of enclosure for the sfireet through o
regular and consistent frontage along the
length of the street. The Plan establishes
a required build-to line {typically the
property line at the street) and all
buildings must be constructed up to the
build-to lines. This pattern of urban
developmentis similar to that of Old Town
Alexandria.

o The base buildings should actin concert
to create the “walls” of public urban sireet
space and urban spaces such as streets
and squares. Exceptforimportant focal
elements, buildings should not be
“objects” surrounded by open space.

o The base buildings should generally be
of a consistent height of five stories, or
roughly 6C1o 65 feet—exceptfor
buildings along Eisenhower Avenue,
where the building base maybe up to
eight stories io recognize the additional
streetwidth. Where buildings are faller
than five stories, the portion of the
building above five stories should be set
back from the lower portion of the base
and/or differentiated with an expression
line or change in architechyre, material,
and/or color.

An example of an approximately 5-story base building
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The buildings should be designed witha
contemporary architectural expression that
reflects the context of classical buildings
in Alexandria. Generally, buildings
should incorporate a ripartite
composition of an expressed base,
middle, and top. (See Figure 6-12.)

The base buildings should be articulated
ulilizing changes in plane, material, and
detail fo replicate the diversity and variety
found in a typical Old Town commercial
block. While one owner generally
controls the blocks, the building should
have architectural elements that emulate
the rhythm of the subdivision of lots
found in well-functioning cifies and Old
Town.

The base buildings should incorporate o
strong buse component of one fo two
stories, generally reflecting the location of
refail spaces or spaces of interest to the

o  Groundfloor retail should have a

minimum 18-footfloor-to-floor heightto
accommodate qualiy retail space and
maijor tenants. The retail space should
have an average depth of 75 feet, and
where the Plan calls for retail on the
ground floor, the retail should extend
more than 75 percent of the street
frontage. (See Figure 6-13))

The base should be capped with a strong
horizontal expression element or comice.

Main entries to the building should
generally be located on the largest or
most important streetfronted by the
building. By contrast, service entries and
loading should be located on the smallest
or leastimportant sireet fronted by the
building consistent with the Plan’s street
type designations. Parking ingress and
egress and service access may not be
located on the major traffic-carrying

URB AN DESI! GN

ACTIVE s =

Figure 6-14 Secfion showing acfive use on street

pedestrian, streets. frontage; parking garoge is not visible
from the sireet
The ground floor of the base building Parking garage exhaust vents should not
facing the street should be visually open open onto pedestrian ways or sidewalks
fo provide pedestrian interest. Retail along astreet. Intakes for garage
along the street provides the best venfilation may be placed along exterior
opportunity for creating visual interest, walls adjacent fo sidewalks but they must
along with entryways at regular intervals, be infegrated info the design of the fagade
show windows, and transparency to the and must not negatively impact the
interior of the buildings. pedestrian experience.
Alexandrig, Virginia April 2003 Eisenhower East Small Area Plan 4-15
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Where the Plan permits above-grade
parking screened from the street by active
uses, the acfive use must be a minimum
of 30 feet deep. The active use should
present a fogade that is typical for the

use. Functional windows presenting day
and nighttime activity, as well as functional

balconies, are strongly encouraged.

Where the Plan permits parking to be
constructed to the sireetfrontage, the
fagade should be architecturally designed
to emulate the proportions and scale of
the primary use. Materials should be the
same as the building or similar quality.
The parking should be an integral part of

o _ S
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Articulation
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Figure 6-15 Massing of Tower Elements

the design of the primary building.
Openings should be well proporfioned
with headers and sills. Architectural
grilles are encouraged to screen openings.

o Llighting within parking garages should
be designed so that the light sources are
fully screened from all public ways.

2 TowerElements. The taller “tower elements”
of the Eisenhower East buildings should be
designed to the following principles that will
govemn their massing. {See Figure 6-15.)

o Ingenerdl, the taller high-rise building
elements should be designed to create o
varied skyline and fo assure air and light
between the towers at the street level. The
placement of tower elements is intended
to avoid the appearance of canyon-like
streets lined with undifferentioted masses
of buildings.

o The composition of the failer buildings
should consist of clearly articulated base
{described above), middle, and top
elements with each of the elements having
an infegra! relationship fo the others.
Therefore, the tower elerments should be
infegrated with the design of the base and
avoid the impression of an unrelated
building element ptaced on the fop of
plinth-like base.

An example of a building with an arficulated roofline

o Themassingof the fower elements should
be developed both horizontally and
vertically with changes of plane,
stepbacks or setbacks, regular
segmentation, and accent elements. The
building articulation should avoid large,
unrelieved planes and simple slab-like
massing. In general, the tower elements
should step back from the base; however,
it may be desirable io set portions of the
tower flush with the build-fo line.

6-16
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3 Exterior Defails and Materials. The buildings
in Eisenhower East should be constructed of
high-guality materials ond exterior ireatments
that draw upon and contribute fo the existing
context of Carlyle and the west end of Old

Town.,

o The exerior skin of the buildings should
be articulated with durable materials and
be constructed predominantly of masonry
(including stone, brick, file, and precast
concrete). Metal panels or curtain wall
elements may be used as an accent but
are not permitted as a primary cladding
material. Synthefic materials such as
plastic panels or exterior insulation finish
system (EIFS) are not permitted. The
building masses should be perceived as
predominantly masonry and should avoid
large areas of glazing. No more than 49
percent of the building’s exterior should

]

An exqmple of a residential focade using high quality be glazed. Buildings defining the streetwall made of high quality
materials materials with “heavier” material atthe base
o Highestquality materials should be used

o Therooflines should contribute fo an atthe base of the building o enhance the

active skyline in the Eisenhower East
district. Tower fops should be articuiated
to meet the sky gracefully and maintain a
closely integrated relationship to the mass
of the building. Mechanical penthouses
should be integrated info the design, to
create an articulated building top and fo
avoid the appearance of a small box on
top of a much larger volume.

pedestrian experience of the district,
ensure durability, and contribute 1o the
public realm.

Masonry should extend from the top of
the building to the base with materials
such as stone, cast stone, or precast
concrete providing architectural accents,

expression lines, or comice fines. The
floor skab lines should not be expressed
in the exterior facade with exposed slab
ends or with confrasting materigls.

o Theireatment of windows in the focade
should typically be punched openings
and verlically-oriented instead of

Alexandria, Virginia
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horizontal window openings. Windows
should have a relafionship to the
functions they enclose: residential
buildings may have variously sized
windows, some of which are operable;
office buildings may have uniform fixed
windows; hotels may have uniform
windows with an operable portion; efc.

Windows should be glazed with clear
glass to promote fransparency. Darkly
finted or reflective glass should not
used. :

Balconies should be enclosed by flanking
walls with railings substantial enough to
screen stored items from view. Floor
slabs may not extend substanfially
beyond the surface of the fagade orthe
enclosing walls.

The exteriors of the buildings should be
developed with details such as window
sills and returns, expression lines,
comices, entrance features, or bay
windows that give modeling and scale to
the building and minimize use of flat
surfaces with no depth or visual inferest.

These guidelines are infended to ensure high
quality and establish character without prescribing

an exact architectural expression or form.

Thoughtful solutions to design problems are

encouraged in the spirit of creafing the best

possible public environment for Eisenhower East.

6-18
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IMPLEMENTATION

M P LEMENTATI ON

Adoption of this Plan is an important first step in
outlining the future of Eisenhower East, as the
Plan provides a vision that reflects the aspirations
of the City, the broader community and the
immediate stoksholders. However, the mere
presence of a planning document and the
existence of a significant market opportunity for
the development of commercial and residential
space dt Eisenhower East do notby themselves
guarantee that the program will be successfully
implemented,

Recent history overwhelmingly reflects the fact that
urban developmentis an exdremely complex
process, and one that is continuously buffeted by
risk and uncertainty brought about in large part by
a dynamic economy that is changing at an ever-
accelerating rate of speed. These issues are
magnified here as well by the scale of the
proposed development - its sheer scale raises
planning concems that would not otherwise
surface with a smaller project, and the likely
length of absorption virually guarantees that there
will be a need fo make numerous adjustments to
the Plan before itis completed.

Given the scale of the undertaking and the
dynamics of the marketplace, successful
implementation of the Eisenhower East Plan will
almost certainly require the continuous and
extensive involvement of the City of Alexandria in
orderto maintain the infegrity of the longerterm
vision that has been established, and exercise the

Alexandria, Virginia
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necessary leadership fo ensure that both private
and public actions taken ramain consistent with
the broader goals and objectives for the
neighbothood.

Moreover, if recent experience in comparable
development contexts is any guide, this leadership,
of necessily, will have to be proactive in nature
ratherthan the more passive role that would limit
involvementio regulatory and administrative
procedures. To this end, identified below are
numberofelements that need fo be considered in
the formulction of a defailed approach to
implermenting the Eisenhower East Plan.

With the length of time involved in faking a project
from inifial conceptudlization to actual completion,
itis absolutely paramount that the development
process be fair, reasonable and completely
understandable. Developers need to know the
rules of the game and the acceptable development
parameters. Such communication shortensthe
processing time, reduces risk and helps
developers obtain necessary financing.

Moreover, fo the degree thatthe plan and plan-
approval process are stable, there is greater
centainty for both sides about land values,
development rettes and future financial retums for
both the public and private seciors, faciors that
are key fo financial planning.

ltis increasingly recognized that rigid zoning
ordinances are often defriments to the successful

N

design and execution of larger mixed use
developments—particulary multi-phase projects,
where there will be an extensive time lapse
between inifial planning and zoning and actual
execution. In such contexts, the developer needs
the flexihility fo respond fo changing market
conditions, provided that overdll goals and
objectives for the Eisenhower East planning
district are realized.

PROACTIVE LEADERSHIP

Giventhe number of stakeholders, the range and
magnitude oftheir concemns, and the likely length
of the build-out of Eisenhower East, it is
recommended thatthe City take a proactive role in
directing and implementing the Eisenhower East
Plan. This involvement can be structured ina
number of different ways, including:

«  Utilize an existing City Depariment as the
primary point of contactand management
entity, with designated staff focused primarily
on the Plan implementation;

»  Supportthe role of the City with assistance
from existing organizations, such asthe
Eisenhower Parinership, building their
capacily fo take on a more active leadership
role; and/or

+  Establish a public/private partnership,
including City officials, community

representatives and property owners, o
provide on-going leadership atthe local level.

Whether working withinthe existing City structure,
with existing organizations, through a public/
private parnership, or combination thereof, the
City needs o fake a strong role particularly during
the transition petiod from plan to implementation.

Itis importantthat ¢ leader or lead agency be
designated—one who has experience in,
understanding of, and appreciation for urban
centers. This individual/agency could
“champion” Eisenhower East and effectively
manage the many facets of a qualily urban
development.

The public/ private parnershipapproach isone
way to bring fogether all of the stakeholders with
interest in the successful implementation of the
Plan. Anexample of such an organization is the
Ballston Partnership that was formed to assist in
the implementation of new development around
the Ballston fransit station in Arlington County.

The Ballston Parinership represents an alliance of
developers, businesses, residents and local
officials that advocate and market the Ballston
area. The model that may be considered forsuch
an organization in Alexandria may be thatof o
special tax district; which in this region, Arlington
is establishing in Rosslyn, and has already been
established in Maryland and Washington, DC.
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Implementation Efforts

Realizing the successful implementation of the
Eisenhower East Plan will require proaciive efforts
in the following:

*  Preparing a block-by-block development plan
with specific guidelines to ensure new
construction that reflects the vision of this
Plan;

*  Modifying the current zoning o reflect @
flexible performance-based approachto
developmert;

*  Establishing a strategy to coordinate and
phase developmentio ensure appropriaie
development phasing overtime;

*  Working in concert with the private sector on
a coordinated refail strategy to ensure the
development and marketing of a successful
reail center, with a desirable synergy of use
and adlivities;

*  Adopting detailed design guidelines for new
construction that reflect the staled architectural
principles;

»  Establishing a design review board with
members of the design profession to review
new development projects in accordance with
the design guidelines;

*  Fadilitafing the adjustments in property
boundaries fo redlize the street network and
block development areas ouflined in the Plan;

*  Structuring a comprehensive approach forthe
funding of the improvements that benefit the
district as @ whole;

*  Coordinating and implementing the roadway
network and otherinfrastructure and services,
including the development of pro-rata shares
for specific portions of the improvements;

*  Coondingting the development of detailed
designs for the public open spaces, and
implementation of the parks and open space
program including the methodology for
funding the program through development
assessments;

*  Implementing afair-share Affordable Housing
Program;

*  Working with the City’s Capital Improvement
Program and developing other funding
sources forthe implementdtion of the
“public” improvements in Eisenhower East;

and

*  Developing and managing the district-wide
Transportation Management Program.

MPLEMENTATI ON

As many of the benefits of public investment in
Eisenhower East are fo be local in nature,
consideration should be given fo creating a
funding mechanism thatequitably shares the cost
of providing the necessary infrastructure among
the various beneficiaries. The City may wantto
consider an organization that is self-funding and
has the ability fo raise funds. This type of
program could fund the required infrastruciure
and amenities through some form of financing that
shares the burden between the Cily, Eisenhower
East properly owners, developers, residents and
businesses. A common form offinancing public
improvements that should be considered is
through locally devised Special Tax Districts.

Special Tax District Funding

In orderto fund the necassary public infrastructure
thatwill enable the creation of a viable, quality
urban environmentwith fransit oriented
development in the Eisenhower East areq, the
creation of a special district to raise funds fo
finance infrastructure improvements may be the
best way forthe City's vision of this area fo be
fully achieved.

Itis clear that the costs of the desired
infrastruciure, when compared fo thatable to be
provided directly by new development, orby the
City's Capital Improvement Program, will leave a
significantfunding gap. A specialtax district
offers tools to help nanow the funding gap.

Alexandria, Virginia
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In addifion, because of diverse land ownership,
developmant does not always occurina
coordinated fashion. Aspecial districtcan also
provide a mechanism to fund needed infrastructure
between two nearby butnon-adjacent development
projecis,

The Eisenhower East area will require an improved
grid street system, addifional and enhanced
sireatscape, an extension of the Metro platform to
the north side of Eisenhower Avenue, new public
parking structures, as well as the acquisition and
development of additional open space. In
addition, snhanced public services {above and
beyond those normally provided by the City}
could be funded, such as transit shuttle services
and other enhancements that are typically
provided by many business improvement districls
in the United States.

While the boundaries of such a district will need
to be determined, the core of a district would likely
be defined bythose projects that would
significantly benefit fromthe planned infrastruciure
improvements such as the Mill Race project; the
U.S. Ratent and Trademark Office project; as well
as the area bounded by Holland Lane, Telegraph
Road, Duke Street, and the Capiial Beftway.

It should be noted that the approval of the Mill
Race projectincluded a provision for a special tax
district.

N

D cop
[] pos
1

N

Figure 7-1 Proposed Zoning Changes
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Development Controls

The implementation ofthe Eisenhower East Plan
necessitates the following changes fo the CDD
zoning fext and mapping (See Figure 7-1,
Proposed Zoning Changes):

CDD2:
Amend mapping to include Blocks 16,20 and 23
andto delefe Blocks 22,24 and 25A

NewCDD11:
Create a new CDD 11 to include the mapping of
Blocks 24,25A,26,27,28,29 and 30

POS:
Amend mapping o include all of Blocks 22 and
31 as publicopen space {(POS)

BothCOD2 andCOD 11:

Zoning text to indlude the development controls
foreach development block, as delineated in
Figure 4-8, asfollows:

+  Allowable gross floor area (AGFA)

*  Building heights, fo include maximum height
of the building base and the suggested
locations and maximum height of fower
buildings

+  Size of public open spaces

»  Principal use

*  Required location for ground-level refail use

Spedific provisionfo be included in the textfo
note that developmentfigures reflect the transfer of
density forthe entire site o a smaller net
development areq, prohibiting developmenton
any portion of the properly delineated in the Plan
for public open space or roadways.

Design Guidelines

Develop detailed block-by-block design
guidelines to ensure the implementation of the
desired urban form, refail sireefscape and building
articulation compatible with the architectural
principles outlined in the Plan. These design
guidelines should then be adopted by the
Planning Commission and used in the design
review of individual building projects.

Design Review Board

Establish a Design Review Board fo review and
approve the construction of all new private
development in the areas outside the appraved
Carlyle CDD areq, in accordance with the design
guidelines ofthis Plan or adopted pursuantto this
Plan.

The Design Review Board should consist of the
following members:

* Local Architect
*  City Planning and Zoning Direcior
»  Non-resident Architect/Urban designer

| M PLEMENTATI ON

»  Citizen with demonsirated experfise in design
and architectural issues
+  Oter

Retail Strategy

The development of Eisenhower East envisions the
creafion of a vibrant, successful retail/
enferfainment cenfer as an integral part of the new
community. To ensure success reflective of the
Plan, it is imperative that the City work in a
cooperdtive, coordinated mannerwith the private
sector and the properly ownersto developa
strategy and bring the envisioned refail center fo
reality,

The refocation of Mandeville Lane, approximately
80 feetto the north, and the infroduction of retail
along the face of Hoffman Building One is an
imporiant elementto balance the stand-off security
needs of the Department of Defense tenants with
the creation of a lively rekail/entertainment canter.

Land Adjustments

City needs fo fake a leadership position and
facilitate the following adjustments in land
ownership in orderto facilitate the development as
proposed in the Eisenhower East Plan:

*  Boundary between the American Trucking
Associdation (Blocks 19 and 20) and Hoffman
properties (Blocks 11 and 12)

Alexandria, Virginia
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*  Alexandria Sanitation Authority land — split
incorporation into the block primarily owned
by Carlyle Development (Block 2 Carlyle} and
land owned by Virginia Concrefe (Blocks 26
and 28)

*  Uhimate vacation of Hooff's Run Road - split
between the property owned by Carlyle
Development and thatowned by Hoffman
(Blocks 25Aand 25B)

* Disposition of land associated with
reconfiguration of the circle at Eisenhower
Avenue andHolland Lane

*  Rights from JPto extend Elizabeth Lane over
the RPAto connect info the JP entrance at
Mill Road {Block 21)

»  Acquisition of right-of-way from ATA for
Southem Street (Block 20)

»  Workwith WMATA on land adjustments to
implement development around Metro station

Roadway System

The development of the major street infrastructure
will require determining the equitable orfairshare
funding of the improvements. This
implementation element of the Plan has identfied
the following roadways as streets that effectively
serve all properties within Eisenhower East:

»  EisenhowerAvenus
*  Southem Street
+  MillRoad

N

John Cailyle Street {south of Eisenhower

Avenue fo the public square)

*  Elizabeth Lane Extension {Mill Road to
Eisenhower Avenue)

*  ParkRoad

*  Metro Station Road on the east side of the
Metro Station

*  Reconfiguration of the traffic circle at Holland

Lane

The above roads should be implemented by the
City and funded by both the public and the private
secior with a determination of the appropriate fair-
share contribution of each of the properly owners
ordevelopers. These improvements will need fo
be further prioritized and coordinated with the
implementation of planned private development.

The following streets have been identfified as
serving more than one development project or
properly ownershipwithin Eisenhower East:

*  Holland Lane {extension south of Eisenhower
Avenue)
*  Road around John Carlyle Square

The above roads should be implemented by the
City and funded at a defined rafio by the private
sector with a determination of the fair-share
contribution of each of the abutting property
owners or developers benefiting from the

All other streets and the aftendant streetscapes
generally serve and benefit one development and
the cost of implementafion of the improvements
should be bome by the adjoining or
encompassing properly owner/developer.

Development Phasing

The success of Eisenhower East is predicated on a
mix of land uses constructed over a period of time
to meetthe market absorption to create a dynamic
neighborhood, encourage the use of fransit, and
mitigate the potential negative iraffic impacts. The
private sector must build in a coordinated,
planned mannerio ensure a general balance of
uses. The development phasing should not be
left merely to the whims of the cumrent market or
available financing. The Plan identifies a primary
use and the allowable maximum amount of
developmentforeach block.

The intent is 1o provide some degree of flexibility
in the location of primary uses [office and
residenticil) within each CDD zone. Working with
the City Department of Planning and Zoning is
important inorderto monitorthe emerging
development pattem and make prudent shiffs in
land use locations as needed, including the
exploration of appropriate measures fo be
underaken if the desired balance is not being
achieved.

In addition, the street and utility infrastructure
must be coordinated to serve the private
development and the general needs of the Ciy.
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The following street and streetscape, open space,
and transit improvement phasing has been
established for initial planning purposes.
However, the City should work closely to refine the
phasing as the construction of private sector
development proceeds.

Short Term Improvements (2005 - 2010}
*  Streefs and Streetscapes
o Eisenhower Avenue (completion of the
improvements to be coordinated with the
completion of the new Mill Road ramps
to the Capital Beliway) and conversion of
the traffic circleto a “T” infersection
o MillRoad {south of Eisenhower Avenue)
o John Carlyle Street Extended (beiween
Eisenhower Avenue and the public
square)
*  Parks and Open Space
o Porion ofthe park along Eisenhower
Avenue, westof Mill Road

Mid-Term Improvements {2010 - 2015)
*  Streels and Streefscapes
o Road around Carlyle Square South
o Mefro Station Road
o Holland Lane Extended
*  Parks and Open Space
o Public squares adjoining development
projects

*  Transit
o Extension of the Metro Station plafform
and canstruction of notth enfrance
o Reconfiguration of Bus facilities af Metro
Station

Long Term Improvements 2015 - 2020
»  Streets and Streetscapes

o Southem Street

o Elizabeth Lane Extended

o ParkRoad

*  Parks and Open Space
o RPAand adjoining City park area

Infrastructure Improvements

As new development and road construction is
undertaken, it may be necessary to improve some
of the area’s infrastructure systems and facilifies.
The area includes major storm water and sanitary
sewer facilifies that serve notonly the Eisenhower
East area but also major segments of the Cily.

The City's Capital Improvement Program includes
funds for some of the majorinfrostructure;
however, significant funding will clearly be
required, through an equitable orfair-share
funding of the improvements, to accommodate the
uses anticipeted within Eisenhower East orthe
rerouting and upgrading fo accommodate ¢ new
development pattern.

M PLEMENTATION

Parks & Recreation

The Eisenhower East parks and open space
program is predicated upon a comprehensive
system of urban spaces, parks, and conservation
areas that are adequately sized and properly
located fo serve the neighborhood and the City.
Explicit in this approach is forthe City to create an
implementation programio develop detailed
designs forthe public spaces, acquire the land for
public use and develop the parks.

In caleulating the allowable gross floorarea forthe
development of each property, the amount of
allowable building space was ransferred from the
gross site area to the net site areq, essentially
concentrating all of the land value into the smaller
net development site area so that the open space
has little monetary value, except as open space.

In the acquisition and development of the majority
of the open spaces, the property owners are the
irmediate beneficiaries as value-addedto their
project and must, therefore, provide the majority
of the funding.

Development of the public parks and open space
within Eisenhower East will need fo be further
prioritized and coordinated with the
implementation of planned private development,
The implementation programshould include the
determination of the appropriate fair-share
contribution of each of the property owners or
developers.
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Capital improvements Program (CIP)
The City of Alexandria has a six-yearCIP that is
updated annually and which seeks 1o establish the
City's capital priorities within available financial
resources. The CIP includes such elements as:

~+  Transitfacilities;

I

*  Landfor public buildings and facilities;
Parks/open space/plazus;

»  Streels and sidewalks; and

o Otherinfrastructure,

Through its annual allocation process, the CIP
considers the phasing schedule issues for large
capital improvement projects, such as the public
elements of Eisenhower East. Coordindtion ofthe
private sector development with the public
infrastructure is an important component in the
development of the phasing schedule.

Transportation Management District
The Eisenhower East Plan calls forthe creation of
a disirict-wide Transporiation Managernent
Program. The management programwould
include annexation of existing individual TMPs
into the district program, the collection of fees,
coordination and funding of shuttle transit
programs through the City’s trans# system,
monitoring of the shortferm parking, management
ofthe transitincentive programs and management
and monitoring of the bicycle program.

N

The Eisenhower East Plan requires continuous
monitoring of ifs fransportation systems and
parking in order o ensure its capabilify fo provide
foralarge daytime population of employees and
weekend population of a comparable magnitude af
a majorfown cenfer. The services of a local
fransportetion coordinator (likely ity staff) should
be engaged to provide an integreted approach fo
the publictransit systerns, Metro and parking, to
ensure public access and convenience.

Of particular significance to the long-term success
of Eisenhower Eastis the provision and
management of parking. The pure allocation of
required spaces by developers on a projeci-by-
project basis has often proved inadequate and
cost-ineffective in urban centers of comparable
scale. Inthis regard, consideration should be
givento a program of centrally-managed parking
structures fo ensure that they are properly located,
have common hours and pricing, and are
convenient fo the shor-ferm needs of the area.
Properly conceived and managed shared parking
within mixed-use areas can reduce the maximum
number of parking spaces required by faking full
advantage of joint use opportunities.
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Atkchment 2.

RESOLUTION NO. MPA 2006-0002

WHEREAS, under the Provisions of Section 9.05 of the City Charter, the Planning
Commission may adopt amendments to the Master Plan of the City of Alexandria and submit to
the City Council such revisions in said plans as changing conditions may make necessary; and

WHEREAS, an application for amendment to the Eisenhower East Small Area Plan
chapter of the 1992 Master Plan was filed with the Department of Planning and Zoning for
revisions to the text and the figures of the Plan; and

WHEREAS, the Department of Planning and Zoning has analyzed the proposed revision
and presented its recommendations to the Planning Commission; and

WHEREAS, a duly advertised public hearing on the proposed amendment was held on
June 6, 2006, with all public testimony and written comment considered; and

WHEREAS, the Planning Commission finds that:

1. The proposed amendment is generally consistent with the overall goals and objectives of
the 1992 Master Plan and with the specific goals and objectives set forth in the Eisenhower East
Small Area Plan chapter of the 1992 Master Plan; and

2. The proposed amendment reflects the Planning Commission’s long-range
recommendations for the general development of the Eisenhower East Small Area Plan; and

3. Based on the foregoing findings and all other facts and circumstances of which the
Planning Commission may properly take notice in making and adopting a master plan for the
City of Alexandria, adoption of the amendment to the Eisenhower East Small Area Plan chapter
of the 1992 Master Plan will, in accordance with present and probable future needs and
resources, best promote the health, safety, morals, order, convenience, prosperity and general
welfare of the residents of the City;

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
Alexandria that:

1. The following amendment is hereby adopted in its entirety as an amendment to
the Eisenhower East Small Area Plan chapter of the 1992 Master Plan of the City
of Alexandria, Virginia in accordance with Section 9.05 of the Charter of the City
of Alexandria, Virginia:

Revisions to the text and figures of the Plan.

2. This resolution shall be signed by the Chairman of the Planning Commission and
attested by its secretary, and a true copy of this resolution forwarded and certified

17



to the City Council.

ADOPTED the 6th day of June, 2006.

g_;ﬁt.u%«—-&\

Eric R. Wagner, CHairmfan
Alexandria Planning Commission

ATTEST: Eifleea gf{%r‘g@‘

Eileen P. Fogarty,«-Sécre@{




APPLICATION FOR:
[/ MASTER PLAN AMENDMENT MPA # 000~ (X00D-
[ | ZONING MAP AMENDMENT REZ #

PROJECT NAME: _-\Senbhawer Fast Small Qrecy DRY\
Orecwtrnn Yooondane S oF fe Ssennowoer Cast Srmad)

PROPERTY LOCATION: Q%o DN ounded Senorallu Du Qe Sraet Ho) an:i’
Lang. ’wu@l Bood, and S0Nern Baund v G C

APPLICANT Name: o ( Auo? Bexandna - Planning Gy 7%\*13

Address: A |G m 35‘\‘ QLgXa\’ZinQ \L 99?“—'
PROPERTY OWNER Name: A\ 10 C_ \4—0\ of Bleoxandina
Address: - 3\ \CA (“E)\ = QU)LCU(\d 'hCL VG 993 ‘-—\

Interest in property: [] Owner [1 Contract Purchaser
f] Developer [] Lessee {] Other

If property owner or applicant is being represented by an authorized agent such as an attorney, a
realtor, or other person for which there is some form of compensation, does this agent or the business
in which they are employed have a business license to operate in Alexandria, VA:

[1yes: If yes, provide proof of current City business license.

[} no: If no, said agent shall obtain a business license prior to filing application.

THE UNDERSIGNED certifies that the information supplied for this application is complete and accurate, and, pursuant

to Section 11-301B of the Zoning Ordinance, hereby grants permission to the City of Alexandria, Virginia, to post placard
notice on the property which is the subject of this application.

TeCitu! Yo ndne

Print Name of Applicant or Agent Signature

Zo ey S RE2B-Uldols
Ma:.l:.ng/street Address Telephone # Fax #
Alaandne Vo 39214 Lllot

City and State Zip Code Date

FOR CITY STAFF USE ONLY:

Date application received: Fee Paid: §

Date application complete: Staff Reviewer:

ACTION - PLANNING COMMISSION: Recommended approval/ Resolution Adopted 6/6/06 6-0
ACTION - CITY COUNCIL: ©/17/06 - CC approved the PC recommendation 6-0

07/26/99 p:\zoning\pc-appl\forms\app-mpa



